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1 Introduction 

1.1 Purpose of this Development Control Plan 
 
The DCP has been prepared as Council considers it necessary or desirable to provide the guidance referred 
to in section 74BA(1) and for other necessary or desirable purposes as contained within section 74C of the 
Environmental Planning and Assessment Act. The DCP will: 
 

(i) Guide future development within the Botany Bay Local Government Area (LGA);  
(ii) Support the controls found within the Botany Bay Local Environmental Plan 2013; and 
(iii) Protect and enhance the public domain. 

 
The introduction of the Environmental Planning and Assessment (Infrastructure and Other Planning Reform) 
Act 2005 on 30 September 2005 introduced new requirements for DCPs. Changes to the Act required Council 
to consolidate all of its DCPs that apply to the Botany Bay LGA into one comprehensive plan. 
 
This Comprehensive DCP replaces all the DCPs and Policies that apply to land that the BBLEP 2013 applies 
to.  
 
Under Section 79C of the Act, the consent authority being The City of Botany Bay Council is required to take 
into consideration the relevant development controls contained within this DCP in determining an application 
for development in Botany Bay LGA. 
 

1.2 Relationship of this Development Control Plan to the Local Environmental 
Plan 

 
The development controls contained in this DCP are in addition to the controls found within the Botany Bay 
Local Environmental Plan 2013. The LEP will prevail in the event of any inconsistency between this DCP and 
the LEP. 
 
Any provision of this Development Control Plan has no effect to the extent that:  
 

(a) it is the same or substantially the same as a provision of an environmental planning instrument 
applying to the same land; or  
 

(b) it is inconsistent or incompatible with the provisions of any such instrument. 
 
This Development Control Plan imposes various standards or performance criteria and although those 
standards may be phrased in mandatory language the Council when dealing with a proposed development, 
where that development does not comply with any of the standards, is to be flexible in applying those 
provisions and is to allow reasonable alternative solutions that achieve the objects of those standards for 
dealing with that aspect of the development. Section 79C(3A) of the Environmental Planning and Assessment 
Act sets forth how Council is to consider the standards or performance criteria that are contained within a 
Development Control Plan the provisions of which apply to this Development Control Plan. 
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Compliance with the provisions of this DCP does not necessarily guarantee that consent to a Development 
Application (DA) will be granted. Each DA will be assessed having regard to the LEP, this DCP, other matters 
listed in Section 79C of the Act, and any other policies adopted by the consent authority. 
 
Consistent application of the provisions of this DCP will be given high priority by the consent authority. 
 

1.3 Plan Name and Commencement 
 
This plan is called the Botany Bay Development Control Plan 2013. The plan was originally adopted by 
Council on 11 December 2013 and came into effect on 17 December 2013. 
 
This plan has been amended as follows: 
 

Amendment Number 
 

Date of Adoption Date of Effect Description 

1 09/12/2014 16/12/2014 • Correct grammar and 
spelling errors; 

• The inclusion of 
additional objectives 
and controls and the 
deletion and rewording 
of objectives and 
controls (responding to 
submissions received to 
the public exhibition of 
the draft DCP in 2013); 

• Amendments to figures, 
maps, illustrations and 
diagrams; 

• Provision of setbacks in 
Part 4C.7 (Large 
Development Sites) for 
land zoned R3 Medium 
Density Residential and 
R4 High Density 
Residential with its 
interface with R2 Low 
Density Residential 
Land and front property 
boundaries; 

• The addition of the Part 
9D – 130-150 
Bunnerong Road, 
Eastgardens; and 

• The addition of Part 3D 
– Signage. 

 
2 26/08/2015 08/09/2015 To insert a new Planning 

Framework diagram into 
Part 9A (Mascot Station 
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Amendment Number Date of Adoption Date of Effect Description 

Town Centre Precinct) and 
revise Wilson-Pemberton 
Planning Framework 
diagram in Part 9C of the 
Botany Bay Development 
Control Plan 2013 

3 24/02/2016 08/03/2016 Update to Parts 4C and Part 
9A with regards to the 
amended SEPP65 and 
Apartment Design Guide.  

4 24/02/2016 08/03/2016 Incorporates Amendment 3. 
Housekeeping amendment 
to Part 4 – Residential 
Development.  
General housekeeping to: 
Part 3C; Part 3E; Part 3F; 
Part 3H; Part 3K; Part 3L; 
Part 4A; Part 4B; Part 4C; 
Part 4D; Part 5; Part 7B; 
Part 7O; Part 7T; Part 9A. 

5 23/03/2016 04/04/2016 Makes changes to Part 4A 
Dwelling Houses to include 
controls for secondary 
dwellings, and new controls 
for ancillary development to 
rear and side lanes.  

6 20/07/2016 02/08/2016 Deletes Urban Block 3 from 
Part 9A due to concerns 
regarding overshadowing to 
the Heritage Item I82 
comprising Mascot Oval and 
Lionel Bowen Park. 

1.4 Savings Provisions 

The provisions of Botany Bay Development Control Plan 2013 that apply to Residential Flat Development  
within the land specified below and in force immediately before their amendment by Amendment 3 or 4, 
continue to apply to all; 

• Development applications;
• Applications to modify development consent under Section 96 of the Environmental Planning and

Assessment Act 1979; and
• Applications for review of determination under Section 82A of the Environmental Planning and

Assessment Act 1979;
that were lodged prior to 19 June 2015 as if they had not been amended or repealed. 
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1.5 Land to which the Development Control Plan Applies 
 
This Plan applies to all land within the Botany Bay Local Government Area as identified in Figure 1 except for 
the following sites: 
 
 Land identified within the State Environmental Planning Policy (Three Ports) 2013; 
 26 Tupia Street, Botany; and  
 2, 4, 10, 12, 16 and 18 Macintosh Street and 862, 864, 866 and 868 Botany Road, Mascot.  

 
Figure 1 - Botany Bay Local Government Area 

 
 
Note: The white area is not included in this DCP as this land is covered the State Environmental Planning 
Policy (Three Ports) 2013. 
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1.6 General Aims and Objectives 
 
This DCP sets out objectives aimed at creating a dynamic City, one that looks forward to a firm, prosperous 
and secure future. In applying these objectives at a local level the improvement of local amenity, business 
opportunities and environmental conditions will be major considerations in assessing development proposals. 
At a wider level sustainable development has now become a necessity for the protection of the environment 
for future generations. 
 
 

O1 To provide more detailed objectives and controls for all types of development to support those 
contained in the Botany Bay Local Environmental Plan 2013; 
 

O2 To ensure that new development addresses the principles of ecologically sustainable 
development, in particular energy, water and stormwater, efficiency, solar access, waste 
reduction and local biodiversity; 
 

O3 To ensure that development is sensitive to the local environment, is socially responsible, 
promotes a safe living environment, and makes better use of existing infrastructure; 
 

O4 To create a highly liveable urban place, through promotion of design excellence in all elements of 
the built environment and public domain; 
 

O5 To minimise negative impacts of development on the amenity of adjoining properties, in particular 
to reduce the landuse conflict between residential and non-residential uses; 
 

O6 To encourage innovative housing, commercial and industrial design; 
 

O7 To maintain and enhance the natural, built and cultural significance of Heritage Items by tailoring 
specific urban design and development guidelines;  
 

O8 To ensure future developments will provide for a community that considers the needs of all people 
who live, work and visit Botany Bay; and  
 

O9 To ensure that new development protects and enhances the public domain. 
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1.7 How to Make an Application 
 
Before commencing detailed design work, applicants are advised to make themselves familiar with the 
relevant LEP, SEPP and DCP controls. 
 
Applicants should discuss proposals with Council staff prior to lodging a development application. This can 
save time and money and enable Council Officers to explain the contents of this Plan, address potential 
conflicting issues. 
 
Council has prepared a Development Application Guide that provides an overall picture of the steps that are 
required in attaining a development approval from Council. A copy of these documents can be obtained from 
Council’s web site http://www.botanybay.nsw.gov.au or Council’s Customer Service Centre.  
 

1.8  Monitoring and Review 
 
The City of Botany Bay Council is required to keep its LEP and DCP under regular and periodic review.  
 
The City of Botany Bay Council is committed to this process to ensure that the Plans continue to be useful and 
be relevant as a planning instrument and a policy of Council. 
 
The Council is to review both the Botany Bay Local Environmental Plan 2013 and Botany Bay Development 
Control Plan 2013 at least five yearly intervals in order to: 
 

(i) Assess the continued relevance and responsiveness of both Plans’ provisions; and the 
achievement of the objectives of each Plan; 

(ii)  Identify the need for changes to the provisions to better achieve the objectives of the Plans and 
changes in circumstances; and 

(iii)  Ensure the availability of adequate development capacity under the Plans' provisions. 
 

1.9 Structure and Use of the DCP 
 
This DCP provides planning controls that aim to produce a high standard of design and thereby improve the 
overall environmental amenity and liveability for the residents of the City of Botany Bay. 
 
The DCP is intended to advise residents, applicants, developers and their agents at an early stage of the 
design process and will be applied by the Council when considering the impact of development proposals. 
 
Where any controls within this DCP have not been satisfied, it should be demonstrated that the intent of the 
controls has been satisfied in the Statement of Environmental Effects (SEE) by referring to the relevant 
objectives and character statements. 
 
Compliance with the provisions of this DCP does not necessarily guarantee that consent to a Development 
Application (DA) will be granted. Each DA will be assessed having regard to the Botany Bay Local 
Environmental Plan 2013, this DCP, other matters listed in Section 79C of the Environmental Planning and 
Assessment Act 1979 (the Act), and any other policies adopted by the Council from time to time. 

http://www.botanybaynsw.gov.au/
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This DCP contains character statements, objectives and controls that should be complied with. Consistent 
application of the provisions of this DCP will be given high priority by Council. 
 
The structure and format of this DCP has been established to enable the user to efficiently find the relevant 
development provisions in a logical manner. 
  
Maps, photos and diagrams are used in this DCP to inform and support the development provisions.  
 
The following outlines the structure of this DCP: 

 
Part 1 - Introduction  
Part 2 - Notification and Advertising 
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 
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2. General Information for Development within the Council of the City 
of Botany Bay 

 
2.1 Section 94 Development Contributions Plan 
 
The City of Botany Bay Section 94 Contributions Plan applies to development approved by the Consent 
Authority.  Development contributions are payable for development that increases the worker and/or resident 
population. The identified infrastructure and public domain works are essential to achieve public amenity and 
meet the basic needs to support the higher density development anticipated within the Business Centres.   

 
2.2 Voluntary Planning Agreements 
 
Planning Agreements are made in accordance with the requirements of the Act and are Voluntary 
Agreements between a Council and a landowner. Planning Agreements are designed to provide a ‘public 
benefit’ to the community and can include infrastructure works, recurrent expenditure for a public amenity, 
facility or service or the donation of open space or a community facility.  The Planning Agreement needs to 
detail how it relates to any relevant Section 94 Contributions Plan. If the Consent Authority agrees then it can 
accept that a development is excluded from the requirements of that Plan in exchange for the works listed in the 
Planning Agreement.  
  
The works proposed within the public domain will be carried out at the developer’s expense via the 
implementation of Voluntary Planning Agreements (VPA’s) between Council and each developer. Section 93F 
of the Environmental Planning and Assessment Act 1979 outlines provisions for the implementation of such 
Agreements.  
 
Developers will be required in some instances, under VPA’s, to construct infrastructure and all proposed public 
domain works and, in some cases, dedicate the land required as part of the future public domain to Council.  
Prior to commencement of any infrastructure and public domain works stated in the VPA, engineering design 
and drawings are to be submitted and approved by Council via a separate application under the Roads Act 
1993 and/or Local Government Act 1993. A plan checking and construction inspection fee will be applicable.  
 
Under the legislation VPA’s cannot be entered into unless public notice has been given and an explanatory note 
is made available for inspection for at least 28 days. Planning Agreements within the Botany Bay Council area 
are listed on a public register.  
 
Each VPA will specify how it relates to any applicable Section 94 Contributions Plan, and may provide that a 
development proposal be excluded from the requirements of that Contributions Plan in exchange for works in 
kind.  
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The Act relevantly requires that VPA’s provide for the following:  
 a description of the land to which the agreement applies, 
 a description of: 

 the change to the environmental planning instrument to which the agreement applies, or 
 the development to which the agreement applies, 

 the nature and extent of the provision to be made by the developer under the agreement, the time or 
times by which the provision is to be made and the manner by which the provision is to be made, 

 in the case of development, whether the agreement excludes (wholly or in part) or does not exclude the 
application of section 94, 94A or 94EF to the development, 

 if the agreement does not exclude the application of section 94 to the development, whether benefits 
under the agreement are or are not to be taken into consideration in determining a development 
contribution under section 94, 

  a mechanism for the resolution of disputes under the agreement, 
 the enforcement of the agreement by a suitable means, such as the provision of a bond or guarantee, in 

the event of a breach of the agreement by the developer. 
 

Where public domain works are proposed within a redevelopment site, developers must make early contact with 
Council officers to discuss the VPA for that development site.   
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2.1 Purpose of Notification  
 
The purpose of this Part of the DCP is to ensure public participation for the assessment of applications is 
conducted in a transparent and orderly manner; and that the notification requirements of development 
applications, Section 82A Review Applications, Section 96 Applications and/or Building Certificate Applications 
is clearly communicated with stakeholders (ie. the applicant, community, and the NSW State Government). 
 
This Part sets out the requirements and procedures for notifying landowners that may be affected by, or are in 
the vicinity of, a property that is the subject of a development application, Section 82A Review Application, 
Section 96 Application and/or Building Certificate Application. 

2.1.1 General Objectives  
 

 
O1 To advise adjoining and nearby land owners of applications lodged with Council; 

 
O2 To establish criteria where notification may or may not be required; 

 
O3 To provide the opportunity for public participation in the planning process that is appropriate to the 

type and form of development proposed;  
 

O4 To ensure applications are referred to the appropriate State Government Department, public 
authority and other organisations, where necessary; and 
 

O5 To ensure a consistent, transparent and effective development assessment process. 
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2.2 Types of Development and Applications 

2.2.1 Exempt and Complying Development 
 
Exempt development is a development with minimal environmental impact and can be carried out without 
Council consent.  
 
Complying development is a development that can be carried out if a complying development certificate (CDC) 
is issued by Council or an Accredited Certifier. 
 
Please refer to the Botany Bay Local Environmental Plan 2013, State Environmental Planning Policy (Three 
Ports) 2013, State Environmental Planning Policy (Exempt and Complying Development Codes) 2008 and 
State Environmental Planning Policy (Infrastructure) 2007 for additional information.  

2.2.2 Local Development  
 
For notification purposes, local development refers to development which requires consent from Council. This 
excludes exempt, complying, designated, nation building or State significant development. 

2.2.3 Integrated Development 
 
Integrated development is development (not being complying development) that requires approval under other 
Acts in addition to consent under the Environmental Planning & Assessment Act 1979. 

2.2.4 Designated Development 
 
Designated development is development that is declared as such by an Environmental Planning Instrument or 
by Schedule 3 of the Environmental Planning and Assessment Regulation 2000. 

2.2.5 Section 96 Modification  
 
Section 96 of the Environmental Planning and Assessment Act, 1979 makes provision for Council to modify 
development consents. The modified development should be substantially the same as the approved 
development. 
 
There are three types of Section 96 modifications: 
 
 Section 96(1) applications which are concerned with correcting a minor error, misdescription or 

miscalculation. 
 
 Section 96(1A) applications which are concerned with minor alterations involving minimal 

environmental impact.  
 
 Section 96(2) applications which are concerned with major alterations to development which is still 

substantially the same development as originally approved.  
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2.2.6 Building Certificate Applications  
 
A Building Certificate is a Certificate which prevents the Council from making an Order or taking proceedings 
in relation to any encroachment by the building onto land vested in or under the control of the council or in 
relation to unauthorised building work for a period of seven (7) years from the date of issue of the certificate. 
 
Notice of Building Certificate applications will occur where in the Council’s opinion; the amenity of adjoining 
and neighbouring land may be affected by the works/structures identified within the Building Certificate 
application.  
 
Where notification is required, a written notice will be sent to owners of the adjoining and neighbouring land. A 
fourteen (14) day notification period will be given to persons notified of the building certificate application. 

2.2.7 Rezoning Proposals 
 
If Council resolves to give support to a rezoning application (ie. a planning proposal), the proposal may be 
placed on public exhibition for community consultation. The timeframe of the public exhibition is determined by 
the Minister (or his delegate). Notice will be given in the local paper, the Southern Courier and placed on 
Council’s website www.botanybay.nsw.gov.au .  
 
Rezoning proposals can also be initiated by the Council and can cover the entire Local Government Area. In 
the cases of Council initiated rezoning, the Council may undertake other extensive forms of community 
engagement. 
 
Further information on the planning proposal process is available on the Department of Planning & 
Environment’s website at 
http://www.planning.nsw.gov.au/LocalPlanning/GatewayProcess/tabid/291/language/en-US/Default.aspx  

2.2.8 Development Control Plans 
 
If Council prepares a draft Development Control Plan notice will be given in the local paper - the Southern 
Courier and placed on Council’s website www.botanybay.nsw.gov.au . Under the Environmental Planning & 
Assessment Act 1979 the draft Development Control Plan will be exhibited for at least 28 days to invite 
comments from the community.  
 
After considering any submissions on the draft Development Control Plan (DCP), Council may approve the 
DCP in the form it was exhibited, approve the DCP with alterations, or not proceed with the DCP. Council will 
give public notice of its decision in the local paper within 28 days of the decision. 

http://www.austlii.edu.au/au/legis/nsw/consol_act/epaaa1979389/s4.html%23building
http://www.austlii.edu.au/au/legis/nsw/consol_act/epaaa1979389/s4.html%23land
http://www.austlii.edu.au/au/legis/nsw/consol_act/epaaa1979389/s4.html%23control
http://www.austlii.edu.au/au/legis/nsw/consol_act/epaaa1979389/s4.html%23council
http://www.botanybay.nsw.gov.au/
http://www.planning.nsw.gov.au/LocalPlanning/GatewayProcess/tabid/291/language/en-US/Default.aspx
http://www.botanybay.nsw.gov.au/
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2.2.9 Development applications referred to the Joint Regional Planning Panels 
(JRPP) 

 
The regional panels are established to provide independent, merit based decision making on regional 
development. Regionally or State significant development (as at 1 October 2011) includes:  

 Development with a Capital Investment Value (CIV) over $20 million; 
 Development with a CIV over $5 million which is: 

 Council related; 
 Lodged by or on behalf of the Crown (State of NSW); 
 Private infrastructure and community facilities; or 
 Eco-tourist facilities; 

 Extractive industries, waste facilities and marinas that are designated development; 
 Certain coastal subdivisions; 
 Development with a CIV between $10 million and $20 million which are referred to the regional panel 

by the applicant after 120 days; and  
 Crown development applications (with a CIV under $5 million) referred to the regional panel by the 

applicant or local council after 70 days from lodgement as undetermined, including where 
recommended conditions are in dispute. 

 
More information on the role of JRPPs is available at http://www.planning.nsw.gov.au/joint-regional-planning-
panels  
 
Refer to Figure 1 for the JRPP Development Assessment Process. 
  

http://www.planning.nsw.gov.au/joint-regional-planning-panels
http://www.planning.nsw.gov.au/joint-regional-planning-panels
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Figure 1 - JRPP Development Assessment Process  
Source: JRPP Website 

 
  

Development Application lodged with Council 

Public Notification (Council Process) 

Regional Panel holds a meeting to make a determination 
on the Development Application. Proponents and person 

who make a submission may address the meeting.  

Council Assesses Development Application 

Regional Panel makes a determination.  

Council issues a Notice of Determination and Conditions 
of Consent.   

Public Notification of the Decision   
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2.3 Notification Procedures 

2.3.1 Applications Not Requiring Notification  
 
Council will not notify or advertise applications for proposals which in its opinion are unlikely to have any 
impact on the area or adjoining land. Where development is considered to be minor and will have negligible 
impacts on adjoining owners, the Council has the discretion to waive the requirement for notification or reduce 
the notification period to seven (7) days. 
 
The following applications may not be required to be notified: 
 

(i) Development carried out under the State Environmental Planning Policy (Exempt and Complying 
Development Codes) 2008; 

(ii) An application to modify a consent (refer to Part 2.2.5) where the modification: 

 Does not relate to an objection lodged to the original application; 

 Does not propose to increase the height, scale and bulk of the approved development or 
alter the character of the approved development; 

 Only proposes minor changes to a design where the changes have no measurable effect 
upon the amenity of adjoining properties or residents in the area; or 

 Relates to technical conditions of an approval and where such conditions were not subject to 
an objection in relation to the original application.  

(iii) The Subdivision of land and Strata Subdivision of existing development where there is no physical 
change to a building or land (eg. Strata Subdivision of existing residential flat building);  

(iv) Development and Building Certificate Applications and Review of Determination Applications which, 
in the opinion of the Council, would have minimal to no impact on the amenity of adjoining or nearby 
occupants, land and buildings or traffic safety including but not limited to: 

 Change of Use of Light Industrial and Commercial Premises;  

 Change of Use and minor alterations/additions to Light Industrial or Commercial Premises in 
a B1, B2, B4, B5, B7 or B5 Zone where the site does not adjoin a R2, R3 or R4 Zone; and 

 Business and Building Identification Signs. 

2.3.2 Applications Requiring Notification  
 
Notwithstanding Part 2.3.1 above, Council will notify applications which in its opinion may have potential 
impacts on the area and adjoining land.   
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2.3.3 Notification Standards 
 
Local Development  
 
Generally, Council will adopt the notification process outlined in Schedule 1 and 2. However, the Council has 
the discretion to alter the notification process based on the nature and effects of the proposed development 
(refer to Part 2.3.1 - Applications Not Requiring Notification).   
 
Council will assess the size, nature and impact of the proposed development.  The notification area may be 
extended where, in the opinion of Council, the amenity of occupiers maybe affected by: 
 

(i) Overshadowing; 

(ii) View loss; 

(iii) Loss of privacy; 

(iv) An increase in noise levels; 

(v) Light spillage;  

(vi) Hours of use; 

(vii) Visual quality of the building in relation to the streetscape and character of the locality; 

(viii) Social impacts; 

(ix) Means of access to, or provisions of loading facilities and parking on the application site; traffic 
impacts; or 

(x) Risk. 

 
Integrated Development  
 
In addition to the notification process outlined in Schedule 1 and 2, integrated development will be referred to 
other government bodies for approval prior to the issue of development consent. The external notification will 
be notified generally in accordance with Schedule 3. Specific assessment and public consultation procedures 
are established for integrated development (refer to the Environmental Planning and Assessment Act, 1979).  
 
Designated Development  
 
Specific assessment and public consultation procedures are established for designated development (refer to 
the Environmental Planning and Assessment Act, 1979).  
 
Hazardous Goods or Pipelines 
Council may notify development applications for sites that are adjacent to or adjoining sites/uses/pipelines that 
involve the storage and/or transport of hazardous goods to the owners/operators of the adjacent/adjoining 
sites/uses/pipelines. 
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Section 96 Applications 
 
Section 96 Applications will be notified in accordance with Table 1.  

 
Table 1 - Notification for Section 96 Applications 

 
Type of Application Notification 

Section 96(1) Notification is not necessary under the Act 

Section 96(1A) The same notification criteria for local 
development applies (refer to Table 2). 
Those who made submissions to the original 
application will be notified of the modification 
application. 

Section 96(2) The same notification criteria for local 
development applies (refer to Table 2). 
Those who made submissions to the original 
application will be notified of the modification 
application.  
If the Council considers that adjoining land 
would be affected by the proposed 
modification, then adjoining landowners would 
be notified.  
No notification is given for internal changes 
where the modifications have no impact on the 
external façade or building footprint. 

 
Strata Plan Properties  
 
Where the landowner is under a strata plan, notice will be given to the following: 
 

• Secretary of the Owners Corporation; 
• The Proprietor(s); and  
• Individual owners & occupiers. 

 
Department of Family & Community Services - Housing NSW properties 
 
Notification of applications will be forwarded to both the occupant/s of the dwellings and the Department of 
Family and Community Services NSW Housing.  
 
Amendment to an Application Prior to its Determination 
 
Where an amendment to an application occurs prior to the determination of the application by Council, 
persons who made submissions in response to the original application may be notified. Re-notification of the 
amendment to the application will depend on whether or not the change will have an impact on the amenity of 
adjoining residents or is in response to an objection to the application.  
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If the amendment has the potential to create additional impact, those persons that may be affected shall be 
notified of the proposal as amended.  
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2.3.4 Newspaper Notice 
 
Table 2 outlines the type of development application requiring a notice in the local newspaper (i.e. the 
Southern Courier). The notice provides the following information:   
 
 The address of the property; 
 The applicant; 
 A brief description of the application; 
 Development application number; 
 Notification period; and  
 When and where the development application can be inspected. 

 
For applications requiring a notice in the newspaper refer to Table 2. 
 

Table 2 - Newspaper Notice Requirement 
 

Type of Development 
Application Newspaper Notice Requirement 

Local development  
 

Advertisements in the local newspaper for proposed local development will be in 
accordance with Schedule 2. 

Integrated development  
 

Advertisements in the local newspaper for proposed integrated development will 
be in accordance with the provisions of the Environmental Planning & 
Assessment Regulation 2000 (ie minimum of 30 days). 

Designated development  
 

The preparation of an Environmental Impact Statement (EIS) is required for 
designated development which must be exhibited in the daily newspaper 
pursuant to the provisions of the Environmental Planning and Assessment Act 
1979 and it’s Regulation. 

Section 96 applications 
 

Notice of the proposed Section 96 modification development application may be 
placed in the local newspaper depending upon the nature of the application. 

2.3.5 Site Notices 
 
The site notice will be installed on or before the start of the notification period, unless there are exceptional 
circumstances such as extreme bad weather. Council will replace a site notice if the contact officer for the 
application is advised by fax, email or letter that it has been removed or damaged during the first week of the 
notification period. Unauthorised removal of the sign will not result in the re-notification of the application; 
extension of the notification period or make the notification process void. For applications requiring a notice in 
the newspaper refer to Table 3. 
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Table 3 - Site Notice Requirement 
 

Type of Development 
Application Site Notice Requirement 

Local Development  
 

Site notices will be required for local development in accordance with Table 4 
(refer to Schedule 2).    

Integrated Development  
 

Site notices will be required for integrated development in accordance with 
Table 4 (refer to Schedule 2).     

Designated Development  
 

Specific assessment and public consultation procedures are established for 
designated development (refer to the Environmental Planning and Assessment 
Act, 1979). 

Section 96 Applications 
 

Notice of the proposed Section 96 modification development application may be 
placed in the local newspaper depending upon the nature of the application. 

 
Council will provide notification signs to be placed on a development site. The site notices are to be 
prominently placed on the main frontage(s) of the site(s) able to be read from a public place.  
 
Notices must contain details of the proposed development, information on the exhibition period and a sketch 
plan of the site. 
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2.4 Notification Requirements 

2.4.1 Notification Letter 
 
Notification letters shall provide the following information to adjoining or neighbouring landowners: 
 

(i) A description of the land to which the application relates, including the address; 

(ii) The proposed use/description of the building or development; 

(iii) An invitation to view the plans; 

(iv) The time and location where the development application can be inspected, including the dates the 
plans will be available; 

(v) The time period within which written submissions are to be lodged; and 

(vi) A note explaining that only valid objections will be reported to Council.  

2.4.2 Notification Plans 
 
Notification plans that will accompany the notification letter shall: 
 

(i) Be prepared by the applicant and submitted with the development application; 

(ii) Include a site plan showing the relationship of existing buildings and proposed buildings to lot 
boundaries and buildings on adjoining properties (where appropriate); 

(iii) Be drawn at a scale so as to delineate the features of the proposed building; 

(iv) Include drawings at a scale that clearly show dimensions in order to indicate size, height and 
position of the proposed building on the site on which it is to be erected; and 

(v) Clearly indicate proposed building works such as alterations and additions to existing buildings by 
means of bubble or cross hatching. 

 
A copy of the A4 plans for building works will be forwarded to adjoining neighbours and the Secretary of the 
Body Corporate, where applicable. 
 
Plans for certain development as determined by Council (or a person having delegated authority to determine 
the application) will be forwarded to Council’s Library at Eastgardens Shopping Centre at Pagewood and 
Mascot Library for display during the exhibition period. 

2.4.3 Site Notices 
 
Council will provide notification signs to be placed on a development site. The site notices are to be 
prominently placed on the main frontage(s) of the site(s) able to be read from a public place.  
 
Notices must contain details of the proposed development, information on the exhibition period and a sketch 
plan of the site. 
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2.5 Submissions 

2.5.1 When to Make a Submission 
 
Submissions must be lodged within the time specified in the notification letter. The Council may extend this 
period. If a written submission is received after the expiry of the notification/exhibition period but prior to 
Council determining the application, Council will endeavour to consider the submission. 

2.5.2 Who Can Make a Submission and Inspect Plans 
 
Any person may make a submission with respect to a development application within the exhibition period 
whether the person has or has not been notified.  
 
Any person can inspect the plans whether the person has or has not been notified.  

2.5.3 What to Include in a Submission   
 
Submissions must be made in writing and addressed to the General Manager of Council and should state the 
application number and the address of the property that is the subject of the application. The submission must 
include the contact details of the respondent in order for Council to notify respondents or head petitioners of a 
group petition of Council’s decision on the subject development application.  
 
The submission must clearly state the ground of objection and the reason for them. In accordance with Section 
79C of the Environmental Planning and Assessment Act, 1979, Council can only consider the general 
environmental impacts of a development application such as overshadowing, privacy, traffic, streetscape or 
noise. Matters such as personal circumstances of individuals cannot be taken into account.  

2.5.4 Confidentiality of Submissions  
 
Submissions are not confidential. Any submission received will be summarised in a report to the Council’s 
Development Committee considering the application; and the location of objectors will be indicated in the 
report.  
 
Pursuant to the Government Information (Public Access) Act 2009, submissions in response to the notification 
of development applications etc are accessible to other parties. A person making a submission may include 
their name and address but request under section 739 of the Local Government Act 1993, that in any public 
release of the material that their place of living be omitted. This provision is only available if the person 
considers that disclosure places the personal safety of the person or member of the person’s family at risk and 
must be verified by a statutory declaration.  
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SCHEDULE 1 - Minimum Notification of Adjoining Properties 
 
 

 
 
Note:  The above demonstrates the minimum properties to be notified. Council will assess the size, nature and 
impact of the potential development and may extend the area. Refer to Part 2.3.3 - Notification Standards 
for further information.  
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SCHEDULE 2 - Advertising & Notification Requirements for Local 
Development 

 
Table 4 provides a guide for the external notification requirements for local development. 
 

Table 4 - Advertising and Notification Requirements for Local Development1 
 

C- Construction 
A/A- Alterations and Additions 
C/U –Change of Use 
 

Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

Advertising signs 
and structure (not 
including building 
identification and 
business 
identification signs) 

All    14 

Amusement 
centres All    14 

Animal boarding or 
training 
establishment 

All    14 

Attached dwelling All    14 

Backpacker’s 
accommodation All    14 

Bed and breakfast 
accommodation All    14 

Boarding house All    14 

Boat launching 
ramp/boat shed All    14 

Boat building & 
repair facility 

C    14 

A/A    14 

1 Based on the wider effects of a development proposal and the public interest, an extended period of exhibition for 
development applications may occur if deemed necessary by Council. 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

Brothel All    14 

Building 
identification sign All    14 

Bulky goods 
premises All    14 

Business 
identification sign All    14 

Business premises All    14 

Carpark All  
 

(carparks that are 
operated for gain only) 

 
 14 

Change of use – 
non conforming 
use in a residential 
zone 

All    14 

Child care centres 

 

C    14 

A/A    14 

CU    14 

Community 
facilities 

 

C    14 

A/A    14 

CU    14 

Depot All    14 

Dwelling houses 
(attached or 
detached) 
construction and 
additions including 
pools, garages etc) 

C    14 

A/A    14 

Earthworks & 
Excavation 

Minor    14 

Major    14 

Educational C    14 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 
establishments A/A    14 

CU    14 

Entertainment 
facility 

C    14 

A/A    14 

CU    14 

Emergency 
services facility All    14 

Environmental 
facility All    14 

Environmental 
protection works All    14 

Flood Mitigation 
Works All    14 

Food and drink 
premises 

C    14 

A/A    14 

CU    14 

Freight transport 
facility All    14 

Function Centre All    14 

Funeral home All    14 

Garden centre All    14 

General industry All    14 

Group home 
(permanent or 
transitional) 

All    14 

Hardware and 
building supplies All    14 

Hazardous industry All    14 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

Hazardous storage 
establishment All    14 

Health consulting 
rooms All    14 

Health services 
facility All    14 

Heavy industrial 
storage 
establishment 

All    14 

Heavy industry All    14 

Heritage items and 
development within 
a conservation area 

C N/A N/A N/A N/A 

A/A    14 

CU    14 

Non-residential 
development 
located within the 
vicinity of 
residential 
development 

C    14 

A/A    14 

CU    14 

High technology 
industries All    14 

Home businesses, 
home industries  All    14 

Hospitals All    14 

Hostels All    14 

Hotel or motel 
accommodation 

 

C    14 

A/A    14 

CU    14 

Industrial retail 
outlet All    14 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

Industrial training 
facility All    14 

Industry 

C    14 

A/A    14 

CU    14 

Light industry  

C    14 

A/A    14 

CU    14 

Information and 
education facility All    14 

Jetties All    14 

Kiosks All    14 

Landscape material 
supplies  All    14 

Liquid fuel depot All    14 

Market All    14 

Material recycling 
or recovery centre 

C    14 

A/A    14 

CU    14 

Medical centre All    14 

Mixed use 
development All    14 

Mortuary All    14 

Multi dwelling 
housing 

C    14 

A/A    14 

CU    14 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

Neighbourhood 
shop 

C    14 

A/A    14 

CU    14 

Offensive industry All    14 

Offensive storage 
establishment All    14 

Office premises 

C    14 

A/A    14 

CU    14 

Passenger 
transport facility All    14 

Place of public 
entertainment All    14 

Place of public 
worship 

C    14 

A/A    14 

CU    14 

Plant nursery All    14 

Port facilities All    14 

Pub All    14 

 

Public 
administration 
buildings 

 

C    14 

A/A    14 

CU    14 

Recreational area / 
recreational 
facilities (indoor, 
major and outdoor) 

 

C    14 

A/A    14 

CU    14 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

Registered club All    14 

Research station All    14 

Residential care 
facility 

C    14 

A/A    14 

CU    14 

Residential flat 
buildings 

C    14 

A/A    14 

CU    14 

Restaurant or cafe 

C    14 

A/A    14 

CU    14 

Resource recovery 
facility All    14 

Respite day care All    14 

Restricted 
premises All    14 

 

Retail premises 

 

C    14 

A/A    14 

CU    14 

Roadside stall All    14 

School All    14 

Secondary dwelling All    14 

Self storage units All    14 

Seniors Housing All    14 

Service station All    14 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

Serviced apartment All    14 

Sex services 
premises All    14 

Shops 

C    14 

A/A    14 

CU    14 

Shop top housing All    14 

Signage All    14 

Storage premises All    14 

Subdivision 

Note: if the Strata 
subdivision is not in-
consistent with a 
consent then no 
notification will be 
required. 

Land    14 

Strata    14 

Swimming pools 
(Commercial)  All    14 

Takeaway food or 
drink premises 

C    14 

A/A    14 

CU    14 

Timber yards 

C    14 

A/A    14 

CU    14 

Tourist and visitor 
accommodation All    14 

Transport depot 
C    14 

A/A    14 
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Proposed use or 
Development 

Letters to 
adjoining owners 

Advertise in local 
newspaper Notice on Site Notification period 

(Days) 

CU    14 

Truck depot All    14 

Vehicle body repair 
workshop All    14 

Vehicle repair 
station All    14 

Vehicle sales or 
hire premises All    14 

Veterinary hospital 

C    14 

A/A    14 

CU    14 

 

Warehouse or 
Distributions 
Centres 

 

C    14 

A/A    14 

CU    14 

Waste or resource 
management 
facility  

All    14 

Water recreation 
structure All    14 

Water supply 
systems & 
sewerage systems 

All    14 

Wharf or boating 
facilities All    14 

Wholesale supplies All    14 
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SCHEDULE 3 - External Notification 
 
Some development, in addition to requiring the consent from Council, will also require approval, concurrence 
or referral (for comment) from a public authority, State Government Department or identified agency.   
 
In determining the external notification requirements of a development application consideration is required to 
be given to the integrated development and designated development provisions outlined in the Environmental 
Planning & Assessment Act 1979.  
 
Table 5 provides a guide for the external notification requirements for development applications. 
 

Table 5 - External Notification Requirements  
 

Public Authority or State 
Government Dept or Agency Legislation 

Development Application 
Note: This list is a guide only. 

 

INTEGRATED DEVELOPMENT 

Fishing and Aquaculture (within 
NSW Department of Primary 
Industries) 

 

Sections 144, 
201, 205 and 219 
- Fisheries 
Management Act 
1994 

 Development that involves reclamation, dredging 
and or any work that may cover or destroy marine 
vegetation. 

The Heritage Council  

 

Section 58 - 
Heritage Act 1977 

 Development to land or a building that has an 
interim heritage order or is listed on the State 
Heritage Register. 

NSW National Parks and Wildlife 
Service  

Section 90 - 
National Parks 
and Wildlife Act 
1974 (NP&W Act) 

 

 Development where there is an Aboriginal Place 
(under the National Parks and Wildlife Act) over the 
land, or any Aboriginal objects on the land and the 
development proposal will damage, deface or 
destroy the Aboriginal object or Aboriginal place.22 

Office of Environment & 
Heritage - NSW 

Sections 43, 47, 
48, 55 and 122 - 
Protection of the 
Environment 
Operations Act  
1997 

 Development that currently has or may require an 
EPA licence in accordance with Schedule 1 of the 
Protection of the Environment Operations Act 1997. 

2 Where an Aboriginal object or Aboriginal place is found to occur on land after a development application is lodged, 
separate National Parks and Wildlife Service approval will be required under Section 90 of the National Parks and Wildlife 
Act 1974. 
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Public Authority or State 
Government Dept or Agency Legislation 

Development Application 
Note: This list is a guide only. 

Roads and Maritime Services 

 
Section 138 - 
Roads Act 1993 

 Development that will erect a structure or carry out a 
work in, on or over a public road, or 

 Development that involves digging or disturbing the 
surface of a public road, or 

 Development involving removing or interfering with a 
structure, work or tree on a public road, or 

 Development involving connecting to a road 
(whether public or private) to a classified road 

Office of Water (within the 
Department of Primary 
Industries) 

 

Water 
Management Act 
2000 

 Development that may require water to be pumped 
from a river, lake, watercourse or bore. 

 Development that involves or is likely to involve 
works for irrigation, water supply or drainage, 
changing (or preventing a change) the course of a 
river, or preventing the land from flooding. 

Office of Water (within the 
Department of Primary 
Industries) 

 

Water 
Management Act 
2000 

 Within 40 metres of a water course 

 Controlled Activity Approval 

 

APPROVALS, REFERRALS & COMMENTS 

 

Department of Planning & 
Environment 

Office of Environment and 
Heritage (NSW Environment 
Protection Authority) 

SEPP No. 33 - 
Hazardous and 
Offensive 
Development 

 Hazardous and Offensive Development – referral or 
preliminary hazard analysis; 

Department of Planning & 
Environment (Manager of 
Hazards Unit) 

Botany/Randwick 
Industrial Area 
Land Use Safety 
Study – 2001;  

The Port Botany 
Land Use Safety 
Study Overview 
Report – 1996 
and Council’s 
DCP 

 Development affected by the provisions of the 
Botany/Randwick Industrial Area Land Use Safety 
Study – 2001; the Port Botany Land Use Safety 
Study Overview Report – 1996, and Council’s 
Development Control Plan (risk provisions (including 
transport and dangerous goods route 
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Public Authority or State 
Government Dept or Agency Legislation 

Development Application 
Note: This list is a guide only. 

Heritage Council  Botany Bay Local 
Environmental 
Plan 2013 

 Development on an archaeological site (other than 
land listed on the State Heritage Register or to, 
which an interim heritage order applies.) 

Transport for NSW – (RailCorp) Botany Bay Local 
Environmental 
Plan 2013 

Infrastructure 
SEPP 

 

 Development within 25m of either side of the centre 
line of the Airport Line tunnel. Refer to the Airport 
Line Tunnel Protection Guidelines for details 

 Other building works or developments carried out on 
land near or adjoining rail property, land, 
infrastructure or assets 

ARTC Botany Bay Local 
Environmental 
Plan 2013 

Infrastructure 
SEPP 

 

 Major development within 60m of Sydenham Botany 
Goods Line. 

 Other building works or developments carried out on 
land near or adjoining rail property, land, 
infrastructure or assets 

Roads and Maritime Services  

 

Infrastructure 
SEPP 

SEPP No. 64 - 
Advertising and 
Signage 

Roads Act 1993 

Botany Bay Local 
Environmental 
Plan 2013 

Botany Bay DCP 
2013 

 All works relating to a public road. 

 Infrastructure SEPP - traffic generating 
developments. 

 SEPP 64 – Advertising and Signage. 

 Acquisition and development of land reserved for 
roads. 

 Any development fronting a classified road. 

 Any new development proposals (regardless of 
scale) which are located along O'Riordan Street or 
Robey Street (within the area defined within Figure 4 
– Mascot Business Development Precinct of Part 6). 

Sydney Water Corporation 

 

Sydney Water Act 
1994 

 

 Development that is likely to require a trade waste 
permit. 

 Development that is likely to impact on Sydney 
Water owned infrastructure, including sewer, water 
or stormwater infrastructure. 

 Development, which lies over/adjacent to Sydney 
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Public Authority or State 
Government Dept or Agency Legislation 

Development Application 
Note: This list is a guide only. 

Water owned sewer, water or stormwater 
infrastructure. 

 Development that is likely to add significant volumes 
of stormwater to Sydney Water owned stormwater 
systems. 

 Development adjacent to the Sydney Water owned 
Botany Wetlands and Alexandra Canal.  

 Development on the Eastlakes, Bonnie Doon and 
The lakes Golf Courses, which are owned by 
Sydney Water 

Sydney Airport Corporation 
Limited 

Botany Bay Local 
Environmental 
Plan 2013 

 Development that is likely to have an impact on the 
function/operation of the airport eg. height 
restrictions. 

 (Any intrusion into prescribed airspace would 
constitute a controlled activity3 and as such, must 
be referred to Sydney Airports Corporation Limited 
(SACL) for an approval process (Airports Act 1996 
Section 186)) 

NSW Maritime Authority (within 
Roads and Maritime Services) 

Management of 
Water and Water 
side Land 
Regulations – 
NSW – Maritime 
Services Act 1935 

 Development that includes buildings located below 
the mean high water mark. 

NSW Fire & Rescue   Major residential, commercial and industrial 
developments.   

NSW Police Service Protocol for the 
Review of 
Development 
Applications 
referred to the 
New South Wales 
Police Force by 
Botany Council.  

 Council is required to consider CPTED principles 
when assessing all applications.  

 Council has discretion as to which applications will 
be referred to NSW Police Force for comment of 
Jointly reviewed by trained police and council for 
crime risk, depending on the size or nature of 
proposal and their likely impact on community 
safety.  

 The protocol details a schedule of applications to be 
referred to NSW Police, a Procedure for referral and 
exchange of information.  

3 Section 182 of the Airports Act 1996 defines “Controlled Activities” as: constructing a building, or other structure, that 
intrudes into the prescribed airspace; altering a building or other structure so as to cause the building or structure to 
intrude into the prescribed airspace; any other activity that causes a thing attached to, or in physical contact with the 
ground to intrude into the prescribed airspace. 
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Public Authority or State 
Government Dept or Agency Legislation 

Development Application 
Note: This list is a guide only. 

The schedule includes: 

 Multiple units, townhouse, villa developments 
(20 or more dwellings) 

 Mixed use developments (with 20 or more 
dwellings) 

 New or upgraded commercial/retail 
development (major work) 

 New industrial complexes with multiple 
industrial units (multiple industrial works) 

 New or upgraded schools (major works) 

 Railway stations 

 Large sports and community facilities (including 
sporting clubs, town halls, local community 
halls and club houses). 

 Clubs/hotels (extended trading hours, gaming 
rooms etc) 

 Service station/convenience stores 
 Hospitals 
 Places of Public Worship 
 All Council owned buildings (including major 

alterations & additions to existing building) 
 Unusual developments (arcades, brothels, 

amusement centres, upgrade of Department of 
Housing properties) 

 Any other development type that council 
deems necessary that may have an impact 
upon community safety. 

Adjoining Councils – 
Marrickville, Randwick, 
Rockdale and City of Sydney 

  Major development located within the vicinity of the 
Council boundary. 

 Development that is likely to have an impact on the 
adjoining Council area – eg. traffic generation 

Note: Only adjoining Local Government Authorities 
(Councils) will be notified not individual residents in 
the LGAs.  

Botany Historic Trust   Development relating to a significant heritage item 
identified in Botany Bay Local Environmental Plan. 

Department of Sustainability, 
Environment, Water, Population 
and Communities 

 

Commonwealth 
Environment 
Protection and 
Biodiversity 
Conservation Act 
1999 

 Development which have, may have, or likely to 
have, a significant impact on a matter of national 
environmental significance which are: 

- declared World Heritage areas; 

- declared RAMSAR wetlands; 
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Public Authority or State 
Government Dept or Agency Legislation 

Development Application 
Note: This list is a guide only. 

- listed threaten species and ecological 
communities; 

- listed migratory species; 

- nuclear actions; and 

- the environment of Commonwealth marine 
area. 

Housing NSW (within the NSW 
Department of Family and 
Community Services) 

  Large scale residential development; 

 Major transport or infrastructure; and 

 Significant commercial developments; residential 
subdivision or redevelopment applications. 

Sydney Ports Corporation Ports and 
Waterways 
Administration Act 
1995 

 Any development application proposing a new 
structure within 10 metres either side (horizontally or 
vertically) of the “line of sight”  (as detailed in 
Figures 2 & 3 of this Part) are to be referred to 
Sydney Ports Corporation for review and comment, 
to ensure that the proposed development does not 
impact on the Vessel Traffic Service system. 

 

NSW Ports   Development in the vicinity of the Port and its main 
transport routes: 

 Large scale residential development;  
 Major transport or infrastructure; and  
 Significant commercial developments; 

residential subdivision or redevelopment 
applications. 

Division of Minerals and Energy 
(within Industry & Investment 
NSW) 

  Development in the vicinity of pipelines 

Note: The owner/operator of the pipeline also needs to 
be notified. 

Principal of the Local School 
and General Manager Asset 
Management, NSW Department 
of Education & Communities. 

  Development in the vicinity of a school. 

 Development containing 50 or more dwellings. 

APA Group 

helm@apa.com.au  

Freecall 1800103452 

  Development within the zone of influence for the 
High Pressure Gas Pipeline – ie the shaded area in 
Figure 4. 

 
 
 

mailto:helm@apa.com.au


 
 

P a g e  | 32 

Part 2 - Notification And Advertisement                                              Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Figures 2 and 3 

Area affected by the microwave link within Botany Bay LGA 
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Figure 4 

Zone of Influence for the High Pressure Gas Pipeline within Botany Bay LGA 
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3   General Provisions 
 
3A Parking & Access 
3B Heritage 
3C Access & Mobility 
3D Signage 
3E Subdivision & Amalgamation  
3F  Repealed (See Part 3L Landscaping and Tree Management) 
3G Stormwater Management  
3H Sustainable Design 
3I Crime Prevention, Safety & Security 
3J Aircraft Noise & OLS 
3K Contamination 
3L Landscaping and Tree Management 
3M Natural Resources 
3N Waste Minimisation & Management  
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3A.1  Introduction 
3A.1.1 Land to which this Part Applies 
 
The controls in this Part of the DCP apply to all land within the City of Botany Bay where development consent 
is required. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Controls 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
This Part applies to development that includes one or more of the following: 
 

(i) New buildings or floor space; 
(ii) Alterations or additions to existing buildings (including applications where the additions or alteration 

do not involve any change in the purpose for which such building are used); or 
(iii) Change of use. 

 
 
The following key sites may have variances to the requirements of this Part:   

 
(i) Mascot Station Town Centre Precinct (refer to Part 9 - Key Sites);  
(ii) Botany South (refer to Part 9 - Key Sites) 
(iii) 130-150 Bunnerong Road, Eastgardens (refer to Part 9 - Key Sites); and 
(iv) Eastlakes shopping centre which is subject to a Part 3A Major Project Application.  

 
Note: For the above Key Sites, if there is a discrepancy between Part 3A - Car Parking and Part 9 - Key 
Sites, Part 9 will always prevail. 
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3A 1.2  General Objectives   
 

Objectives 
 

O1 To minimise car parking in areas which have good access to public transport to promote 
sustainable transport; 
 

O2 To ensure adequate car and bicycle parking is provided; 
 

O3 To minimise the visual impacts of car parks when viewed from the public domain and adjoining 
sites; 
 

O4 To maximise opportunities for consolidated areas of deep soil planting and landscaping; 
 

O5 To minimise traffic congestion and ensure adequate traffic safety and management; 
 

O6 To ensure parking facilities are safe, functional and accessible to all through compliance with 
design standards; and 
 

O7 To ensure parking provisions and design are compatible with the particular development 
proposed.  
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3A.2. Parking Provisions of Specific Uses 
 

Objectives 
 

O1 To ensure the provision of parking is appropriate for the proposed use of development of the land; 
 

O2 To allocate adequate bicycle parking; and  
 

O3 To ensure convenient and safe provisions of off street car parking for people with a disability.  
 

 

Controls  
 

General  
 

C1 All required car and bicycle parking must be provided on-site.  
 

C2 Car parking provision shall be provided in accordance with Table 1. For land uses not specifically 
listed, car parking shall be provided as per the most similar use of equivalent intensity; and 
evidence in support of such provision of parking shall be provided to Council for assessment. 
 
Note: 
Council may reduce carparking provision in certain circumstances, as follows:  
1. Peak parking and traffic activity occurs during periods where surrounding parking demand is 

lowest;  
2. Existing site and building constraints make provision of car parking impractical;  
3. Located adjacent to high-frequency public transport services and/or urban services ;  
4. Includes management regimes to minimise car use, such as workplace travel plans or on-site 

car share schemes;  
5. Provides a business or social service that benefits the local community and contributes to the 

vitality of the area;  
6. Safety of motorists, pedestrians and cyclists is unduly compromised by provision of parking;  
7. Development contributes to heritage conservation of the building and setting; or 
8. In respect of a single dwelling on a single allotment where there is conflict with the design 

provisions in Part 4A Dwelling Houses. 
 
Any request for a reduced car parking provision is to be accompanied by a Traffic and Parking 
Impact Assessment Report – Refer to Part 3A.3.3 – Traffic and Transport Plans and Reports. 
 

C3 The following must be considered in the calculation of parking provision rates: 
 

(i) Where the calculated provision of parking numbers results in a fraction, the parking 
requirements shall be rounded up to the nearest whole number; 

(ii) Where a change of use would generate a greater number of on-site parking spaces than the 
previous use, additional parking spaces equivalent to the difference between the previous 
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use and proposed use shall be provided on-site; 
(iii) For alterations and additions to the existing development, additional parking spaces 

equivalent to the increase in floor area or parking provision rate stated in Table 1 shall be 
provided on-site; 

(iv) For mixed use developments, calculations of parking numbers shall be based upon each of 
the different uses separately. The numbers shall be rounded up to the nearest whole number 
before they are added together;  

(v) For multi-unit developments, calculations of parking numbers shall be based upon each 
individual unit (residential, industrial units etc). The numbers shall be rounded up to the 
nearest whole number before they are added together; 

(vi) Parking rate for service stations, vehicle repair and vehicle body repair stations are intended 
for staff and customers only and do not take into consideration areas that are to be used for 
vehicles being worked on, waiting to be worked on or waiting to be picked up. In order to 
accommodate vehicles being worked on, waiting to be worked on or waiting to be picked up, 
minimum six (6) parking spaces shall be provided for each service bay; and 

(vii) Parking rate for vehicle sale and hire premises are intended for staff and customers only and 
do not take into consideration areas that are to be used for parking or storage of vehicles for 
display, sale or hire. In order to ensure there is adequate parking and manoeuvring area, a 
minimum 25m² of parking and manoeuvring area shall be provided for each vehicle parking 
or stored on-site for display, sale or hire. 
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Car Parking 
 

C4 Where tandem or stack parking is proposed, the following shall be complied with:  
 
(i) A maximum of two (2) spaces will be permitted for each tandem or stacked parking 

arrangement. No small car spaces defined in AS2890.1 shall be used as tandem or stacked 
parking; 

(ii) For multi-unit developments, each tandem or stacked parking arrangement shall be allocated 
to the same unit/ strata title;  

(iii) Tandem or stacked parking arrangement shall not be used for visitor parking; and 
(iv) Shuffling of stacked vehicles shall be carried out wholly within the premises. 
 

C5 Parking spaces for small cars will only be permitted as visitor parking spaces or parking facilities 
that open to the general public. The number of parking spaces for small cars (as defined in 
AS2890.1) shall not exceed 5% of the total car parking spaces provided by the development. 
 

C6 Council may waive the requirement for onsite parking provision for single dwellings, where such 
provision (in the form or a garage, carport or handstand area); 
 
(i) Adversely impacts on the existing streetscape; 
(ii) Aversely impacts a Heritage Item or Heritage Conservation Area; and  
(iii) Is inconsistent with the Desired Future Character of the area.  

 
 
 
Bicycle Parking  
 

C7 In every new building, where the floor space exceeds 600m² GFA (except for houses and multi 
unit housing) bicycle parking equivalent to 10% of the required car spaces or part therefore as 
required in Table 1 shall be provided.  
 

C8 Residential flat buildings where the floor space exceeds 600m² GFA shall provide secure bicycle 
storage as per AS 2890.3.  

 
 
 

 
 

Table 1 - Car Parking Provisions by Land Use 
  

Land Use Minimum Car Parking Spaces Required 
(GFA refers to gross floor area) 

Residential Accommodation 

Attached dwellings 1 space / dwelling 
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Boarding houses As per requirements stipulated in State Environmental 
Planning Policy (Affordable Rental Housing) 2009 

Dual occupancies 1 space / dwelling with up to and including two (2) 
bedrooms; and 
2 spaces / dwelling with more than two (2) bedrooms 

Dwelling houses 1 space / dwelling with up to and including two (2) 
bedrooms; and 
2 spaces / dwelling with more than two (2) bedrooms 

Group homes As per requirements stipulated in State Environmental 
Planning Policy (Affordable Rental Housing) 2009 

Home-based child care 1 space / employee; plus 
1 space / 2 child intake capacity 

Home business 1 space / employee not resident at the site 

Home industry 1 space / employee not resident at the site 

Home occupancies (sex 
services) 

1 space / person offering sex services 

Hostels 1 space / 5 beds; plus 
1 space / 2 employees; plus 
1 space for ambulance 

Multi dwelling housing 1 space/ studio or one (1) bedroom dwelling; 
2 spaces / two (2) or more bedrooms dwelling; and 
1 designated visitor space / 5 dwellings 

Residential flat buildings 1 space/ studio or one (1) bedroom dwelling; 
2 spaces / two (2) or more bedrooms dwelling; and 
1 designated visitor space / 5 dwellings 

Secondary dwelling As per requirements stipulated in State Environmental 
Planning Policy (Affordable Rental Housing) 2009 

Semi-detached dwelling 1 space / dwelling 

Seniors housing As per requirements stipulated in State Environmental 
Planning Policy (Housing for Seniors or People with a 
Disability) 2004 

Shop top housing 1 space/ studio or one (1) bedroom dwelling; 
2 spaces / two (2) or more bedrooms dwelling; and 
1 designated visitor space / 5 dwelling. 

Commercial / Retail 
Amusement centres 1 space / 25m² GFA 

Animal boarding and training 
establishment 

1 space / 40m² GFA 

Bulky good premises Parking Assessment based on survey of similar 
developments is required. However, as a minimum:  
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1 space / 50m² GFA 

Business premises 1 space / 40m² GFA 

Entertainment facilities  Parking Assessment based on survey of similar 
developments is required. However, as a minimum:  
1 space / 2 employees; plus  
1 space / 10 seats; or 
1 space / 10m² GFA (including ancillary spaces such 
as kitchens, offices, foyers and the like), whichever is 
greater 

Food and drink premises a) Restaurants and café: 
For developments with a gross floor area greater 
than 100m2, the parking provision is to be 
provided as follows: 
1 space / 2 employees; plus  
1 space / 3 seats (internal and external); or 
1 space / 10m² GFA, whichever is greater 
For developments with a gross floor area less 
than 100m2, the parking provision recommended 
above is desirable, however applicants can take 
into account car parking available in adjacent 
parking areas, including on-street and its time of 
usage. Alternatively a parking assessment based 
on survey of similar sized developments can be 
utilised.  

b) Take-away food and drink premises: 
i. No on-site seating 

1 space / 2 employees; plus 
1 space / 10m² GFA 

 
ii. On-site seating, with no drive-through facility  

 1 space / 2 employees; plus 
 1 space / 5 seats (internal and external); or 
 1 space / 10m² GFA, whichever is greater 
 

iii. On-site seating, with drive-through facility 
 1 space / 2 employees; plus 
 1 space / 3 seats (internal and external); or 
 1 space / 10m² GFA, whichever is greater 
c) Pubs: 

1 space / 2 employees; plus  
1 space / 5m² GFA 

Function centres 1 space / 2 employees; plus  
1 space / 10 seats; or 
1 space / 10m² GFA (including ancillary spaces such 
as kitchens, offices, foyers and the like), whichever is 
greater 
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Funeral home 1 space / 2 employees; plus  
1 space / 10 seats; or 
1 space / 10m² GFA (including ancillary spaces such 
as kitchens, offices, foyers and the like), whichever is 
greater 

Garden centre 1 space / 50m² GFA 

Hardware and building supplies Parking Assessment based on survey of similar 
developments is required. However, as a minimum: 
1 space / 35m² GFA 

Industrial retail outlets 1 space / 40m² GFA 

Kiosks 1 space / employee 

Landscaping material supplies 15 spaces; or 
1 space / 200m² site area, whichever is greater 

Markets 1 space / stall operator; plus 
2.5 spaces / stall  

Neighbourhood shops Within 400m radius of railway station or 200m radius 
of a public bus-stop (with minimum two frequent bus 
routes): 
1 space / 3 employees; plus 
1 space / 40m² GFA 
Any other locations: 
1 space / 2 employees; plus 
1 space / 25m² GFA 

Office premises 1 space / 40m² GFA 

Plant nurseries 15 spaces; or 
1 space / 200m² site area, whichever is greater 

Registered clubs 1 space / 2 employees; plus  
1 space / 5m² GFA  

Restricted services 1 space / 40m² GFA  

Roadside stall 4 spaces 

Sex service premises 1 space / person offering sex services, in addition to 
the number required for the residential 
accommodation.  

Shops 1 space / 25m² GFA 

Timber yards 15 spaces; or 
1 space / 200m² site area, whichever is greater 

Vehicle sale and hire premises 1 space / 40m² GFA 
(See also Control C3(vii)) 
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Veterinary hospitals 3 spaces / each surgery, consulting room or treatment 
room 

Wholesale supplies 1 space / 50m² GFA 

Industrial 
Depots Parking Assessment based on survey of similar 

developments is required. However, as a minimum:  
1 space / employee; plus 
3 visitor parking spaces 

Freight transport facilities Parking Assessment based on survey of similar 
developments is required. However, as a minimum:  
1 space / employee; plus 
3 visitor parking spaces; plus 
1 space / each commercial vehicle or trailer parking, 
holding, servicing or repair on the site 

General industry 2 spaces; or 
1 space / 80m² GFA, whichever is greater; plus 
1 space / 40m² GFA of ancillary office 

Heavy industrial storage 
Establishment 

2 spaces; or 
1 space / 80m² GFA, whichever is greater; plus 
1 space / 40m² GFA of ancillary office 

Heavy industry 2 spaces; or 
1 space / 80m² GFA, whichever is greater; plus 
1 space / 40m² GFA of ancillary office 

Light industry 2 spaces; or 
1 space / 65m² GFA, whichever is greater; plus 
1 space / 40m² GFA of ancillary office 

Self storage units 2 spaces; plus 
1 space / 80m² GFA 

Service station 1 space / 200m² site area; plus  
1 space / 20m² GFA of convenience store 
(See also Control C3(vi)) 

Storage premises 2 spaces; plus 
1 space / 80m² GFA 

Transport depots Parking Assessment based on survey of similar 
developments is required. However, as a minimum:  
1 space / employee; plus 
3 visitor parking spaces; plus 
1 space / each commercial vehicle or trailer parking or 
servicing on the site 

Truck depots Parking Assessment based on survey of similar 
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developments is required. However, as a minimum:  
1 space / employee; plus 
3 visitor parking spaces; plus 
1 space / each commercial vehicle or trailer parking or 
servicing on the site 

Vehicle body repair workshops 1 space / 50m² GFA 
(See also Control C3(vii)) 

Vehicle repair stations 1 space / 50m² GFA 
(See also Control C3(vii)) 

Warehouse or distribution 
centres 

2 spaces; or 
1 space / 300m² GFA, whichever is greater; plus 
1 space / 40m² GFA of ancillary office 

Tourist and Visitor Accommodation 

Backpackers accommodation 1 space for manager; plus 
1 space / 2 employees; plus 
1 space / 100 m² GFA; plus 
1 space for mini-bus 
(Note: Size of a mini-bus is defined equivalent to 
Small Rigid Vehicle (SRV) in AS2890.2) 

Bed and breakfast 
accommodation 

1 space for resident owner or  manager; plus 
1 space / guest room 

Hotel or motel accommodation a) Hotel Accommodation 
1 space for manager; plus 
1 space / 2 employees; plus 
1 space / 1.5 rooms; plus 
1 taxi pick-up and set-down space / 100 rooms; 
plus 
2 coach pick-up and set-down spaces; and 
Additional parking must be provided for other 
licensed parts of the use as stipulated in this 
section of the DCP. 
(Note: Size of a coach is defined equivalent to 
Heavy Rigid Vehicle (HRV) in AS2890.2) 
(Note: If the development is within 400m from 
Mascot Train Station or an efficient shuttle bus 
service is provided between the hotel, Sydney 
Airport and the City, the parking requirement can 
be reduced to 1 per 2.5 bedrooms)  
 

 b) Motel Accommodation 
1 space for manager; plus 
1 space / 2 employees; and 

1 space / bedroom plus Additional parking must be 
provided for other licensed parts of the use as 
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stipulated in this section of the DCP 

Serviced apartments 1 space / 1.5 units; plus 
1 space / 2 employees; plus 
1 taxi pick-up and set-down space / 300 rooms 
(Note: If the development is within 400m from Mascot 
Train Station or an efficient shuttle bus service is 
provided between the hotel, Sydney Airport and the 
City, the parking requirement could be reduced to 1 
per 2.5 units)  

Infrastructure 

Child care centre Parking Assessment based on survey of similar 
developments is required. However, as a minimum: 
1 space / 2 employees; plus 
1 space / 5 children; plus 
1 pick-up and set-down space / 20 children 

Community facilities 1 space / 10 seats; or 
1 space / 10m² GFA (including ancillary spaces such 
as offices, foyers and the like), whichever is greater 

Educational establishments  
 

a) Schools 
I. Infants, Pre-schools and Primary 

Parking Assessment based on survey of 
similar developments is required. However, 
as a minimum: 
1 space / 2 employees; plus 
1 pick-up and set-down space / 50 students; 
plus 
1 bus pick-up and set-down space 

II. Secondary 
Parking Assessment based on survey of 
similar developments is required. However, 
as a minimum: 
1 space / 2 employees; plus 
1 space / 10 students (Year 12); plus 
1 pick-up and set-down space / 100 
students; plus 
1 bus pick-up and set-down space 

 (Note: Size of a bus is defined equivalent 
 to Heavy Rigid Vehicle (HRV) in AS2890.2) 

 b) Others 
Parking Assessment based on survey of similar 
developments is required. However, as a minimum: 
1 space / 2 employees; plus 
1 space / 5 students 

Emergency services facilities 1 space / 2 employees; plus 
1 space / each emergency vehicle parking on the site 
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Health consulting rooms 3 spaces / each surgery, consulting room or treatment 
room 
(Note: minimum 1 accessible parking spaces for 
people with disabilities shall be provided) 

Hospitals  1 space / 3 beds; plus 
1 space / each health care professional/ management 
staff; plus 
1 space / 2 other employees; plus 
1 ambulance bay 
(Note: minimum 1 accessible parking spaces for 
people with disabilities shall be provided) 

Industrial training facilities  1 space / 2 employees; plus 
1 space / 10 visitors  

Information and education 
facilities 

1 space / 2 employees; plus 
1 space / 10 visitors 

Medical centres 3 spaces / each surgery, consulting room or treatment 
room 
(Note: minimum 1 accessible parking spaces for 
people with disabilities shall be provided) 

Passenger transport facilities Parking Assessment based on survey of similar 
developments is required 

Places of public worship 1 space / 10 seats; or 
1 space / 10m² GFA (including ancillary spaces such 
as offices, foyers and the like), whichever is greater 

Public administration building 1 space / 40m² GFA 

Respite day care centres 1 space for manager; plus 
1 space / 2 employees; plus 
1 space for mini-bus 

Recreation 

Recreation facilities (indoor) a) Squash court 
3 spaces / court 

 

 b) Indoor swimming pool 
1 space / 10m² pool area; plus 
1 space / 2 employees 
 

c) Gymnasium Within 400m radius of railway 
station or 200m radius of a public bus-stop 
(minimum frequent two bus routes): 
1 space / 25m² GFA 
Any other locations: 
1 space / 10m² GFA  
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d) Bowling alley 

3 space / alley 
 

e) Dance Studio 
1 space/  25m² GFA  
 

f) Others 
Parking Assessment based on survey of similar 
developments is required. 

Recreation facilities (major) Parking Assessment based on survey of similar 
developments is required. 

Recreation facilities (outdoor) a) Golf course 
1 space / hole; plus 
1 space / 2 employees; plus 
1 space / 5m² GFA of club house 
 

b) Tennis Court 
3 spaces/ court 
 

c) Lawn bowling green 
30 spaces for first green; plus 
15 spaces / each additional green 
 

d) Outdoor swimming pool 
1 space / 10m² pool area; plus 
1 space / 2 employees 
 

e) Others 
Parking Assessment based on survey of similar 
developments is required. 
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3A.3.  General Requirements 

3A.3.1 Car Park Design  
 

Objectives 
 

O1 To ensure the safe and efficient circulation and manoeuvring of vehicles and minimise the 
potential of pedestrian and vehicle conflict in the off-street parking facilities; 
 

O2 To ensure that off-street parking facilities do not interfere with traffic flow and safety in adjacent 
public roads or endanger pedestrian traffic on or off the site; 
 

O3 To minimise the visual impact of car parking when viewed from the public domain and adjoining 
sites;  
 

O4 To ensure that off-street parking facilities are safe, functional, and accessible to all vehicles 
generated by the development;  
 

O5 To ensure parking designs are compatible with the development proposed; 
 

O6 To ensure adequate drainage, lighting and ventilation is provided in the off-street parking facilities; 
and 
 

O7 To maximise opportunities for deep soil planting and landscaping.  
 

 

Controls  
 

General  
 

C1 All off-street parking facilities shall be designed in accordance with current Australian Standards 
AS2890.1 and AS2890.6 (for people with disabilities). The design of off-street commercial 
vehicles facilities (including parking) shall be in accordance with AS2890.2.  
 

C2 Vehicle access points, loading/unloading area and the internal circulation of an off-street parking 
facility shall be designed in a manner that entry to and exit from the site is made in a forward 
direction (except for dwelling houses). 

 
C3 Parking spaces for small cars shall comply with AS2890.1 and to only be permitted to the off-

street parking facilities that are open to the general public.  
 

C4 For mixed use development, residential off-street parking facilities shall be separated from the 
other uses and security roller doors shall be installed to provide security to residents. 
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C5 A swept path analysis shall be provided for manoeuvring of commercial vehicles. The diagrams 
shall include a scale, dimension and legend and be prepared by standard software (e.g. Auto 
Track, Auto Turn or equivalent) or based upon the turning templates in AS2890.2. 
 

C6 All parking bays shall be clearly designated, sign posted and line marked. Signage and line 
marking shall comply with AS2890.1. These markings shall be maintained at all times. 

 
C7 Stormwater disposal systems in car parks shall comply with Council’s Stormwater Management 

Technical Guidelines. 
 

C8 Walking routes through large car parks are to be clearly delineated with appropriate marking, 
pedestrian crossing and signposting.  

 
C9 The length of uncovered driveways/ramps are limited to 6 metres from the face of the building 

(building line).  
 

 
 
Location  

 
C10 Off-street parking facilities are not permitted within the front setbacks.  

 
C11 Car parks must provide a direct and safe access to a building’s entry and exit (well lit and free of 

concealment opportunities). 
 

C12 Off-street parking facilities must not dominate the streetscape and are to be located away from 
the primary frontages of the site.  

 
 

 
Access 
 

C13 Pedestrian entrances and exits shall be separated from vehicular access paths. 
 

C14 A maximum of one vehicle access point is permitted per property. Council may consider 
additional vehicle access points for large scale developments. 
 

C15 Vehicle access points of the property should not be located: 
 

(i) In places with high traffic volumes, such as classified or arterial roads; 
(ii) Close to intersections as outlined in Section 3.2.3 of AS2890.1; 
(iii) Where there is heavy or constant pedestrian movements along the footpath; 
(iv) Opposite to other traffic generating developments; 
(v) Where traffic using the driveways interferes with or blocks the operations of bus stops, taxi 

ranks, loading zones or pedestrian crossings; 
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(vi) Adjacent to or at the sag point of the street; and 
(vii) In places where sight distance requirements outlined in Section 3.2.4 of AS2890.1 cannot 

be complied with. 
 

C16 The following general design principles shall be considered when planning access driveways for 
developments: 

  
(i) Separate ingress and egress vehicle access points shall be arranged for large scale 

developments to enable vehicular flow in a clockwise direction wherever possible; 
(ii) Reversing movements into and out of public roads shall be prohibited at all times (except for 

dwelling houses); 
(iii) The location of an access driveway shall be sited to minimise the loss of on-street parking; 
(iv) An access driveway at the property line shall be clear of obstructions, such as fences, walls, 

poles and trees which may prevent drivers from viewing pedestrians; and 
(v) The vehicle access point of the property shall be signposted with appropriate signs.  
(vi) No vehicles shall be allowed to queue in the public road reserve. 

 
C17 Parking and servicing access shall be provided from a secondary street frontage or rear lane 

where possible. 
 

C18 The maximum gradients on and near access driveways and for at least the first six (6) metres into 
the property boundary shall be 1 in 20 or 5% (except for dwelling houses) upward from kerb line 
to allow drivers adequate visibility of pedestrians and prevent inflow of surface stormwater runoff 
into the property during heavy storms. 
 

C19 The location of vehicle control points (e.g. roller doors / boom gates) shall allow sufficient queuing 
areas within the site in accordance with AS2890.1 for vehicles entering the site.  

 
 
 

Landscaping  
 

C20 Landscaping must comply with Part 3L - Landscaping.  
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Basement parking 

 
C21 Basement car parking facilities are preferred for large scale development. 

 
C22 Basement parking areas are to be located directly under building footprints to maximize 

opportunities for deep soil planting.  
 

C23 Ventilation grills and screening devices of car park openings are to be integrated into the overall 
façade and landscape design of the development.  

 
C24 Natural light and ventilation must be introduced into semi-basement parking where possible.  

 
At-Grade Parking 
 

C25 At-grade parking shall be avoided for large scale residential and commercial development.  
 

 
 
Residential  
 

C26 Tandem or stacking of car parking spaces are permitted where the spaces are only allocated to 
same single dwelling (refer to Part 3A.2 - Parking Provisions for Specific Uses).  
 

C27 A variety of alternative paving materials and colours are to be incorporated into large parking 
areas to visually alleviate the massing and expanses of hard pavement and to delineate building 
entrances, pedestrian zones or other specialised areas. 
 

C28 The minimum width of the access driveway at the property boundary shall be:- 
 

(i) For dwelling houses: 
 3 metres 

(ii) For other residential developments: 
 3 metres (one-way) and 5.5 metres (two-way); and 
 The width must be extended for at least the first 6 metres of the circulation roadway 

within the property boundary.  
(iii) For others: 

 In accordance with AS2890.1 and AS2890.2; or 
 Subject to turning path analysis.  
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Non-Residential   
 

C29 Car parking areas shall be adequately finished with fully sealed surfaces, internal drainage 
systems, line markings, appropriate kerbing, paved aisle dividers and/or wheel stops.  
 

C30 Appropriate landscaping which responds to the site conditions and surrounding context, 
particularly the transition between public and private spaces must be provided on-site. 
Landscaping shall comply with Part 3L - Landscaping.  
 

C31 The minimum width of access driveway for non-residential development shall be designed to 
accommodate the largest commercial vehicle accessing the site in accordance with AS2890.2. 

 
 

 
Pavement 

 
C32 All off-street parking areas and internal circulation roadways shall be sealed with hard-standing all 

weather materials or approved alternatives to Council’s satisfaction. 
 

C33 The pavement in internal circulation roadways, aisles, parking areas, turning circles, etc., shall be 
designed and constructed to withstand the specific wheel loadings of vehicles likely to use them.  
But in no case shall the pavement be of a lesser thickness than 125mm of reinforced concrete, 
bitumen, asphalt, or other paving material as approved by Council. 

 
 
 

Lighting 
 

C34 Adequate lighting shall be provided if the parking facility is expected to be used at night.  Design 
of lighting shall be in accordance with relevant Australian Standards and be consistent with the 
relevant requirements to allow drivers to manoeuvre vehicles safely into and out of parking 
spaces.  Where residential or other sensitive properties closely abut large off-street parking 
facilities, consideration shall be given to the control of glare and light spillage into adjacent 
properties. 

 
 

 
Accessible parking 

 
C35 Accessible parking spaces for people with disabilities shall be designed in accordance with 

AS2890.6. 
 

C36 All off-street parking facilities shall allocate accessible parking spaces for people with disabilities 
at the rate in accordance with Part 3C - Access and Mobility.  
 

C37 Accessible parking spaces shall be located close to an accessible lift, ramp or building entrance 
and be provided with an accessible path of travel.  



 
 

P a g e  | 20 

Part 3A - Car Parking                                                                             Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 
C38 Accessible parking spaces shall be indicated by a permanent sign as specified in AS 1428.1. 

 
C39  For residential development, accessible car parking spaces are to be allocated to adaptable unit, 

or as visitor parking. 
 

 
 

Waste Collection Points 
 

C40 The waste collection point shall be designed to: 
 
(i) Allow waste loading operations to occur on a level surface away from parking areas, turning 

areas, aisles, internal roadways and ramps; and  
(ii) Provide sufficient side and vertical clearance to allow the lifting arc for automated bin lifters to 

remain clear of any walls or ceilings and all service ducts, pipes and the like.  
 

C41 Where any collection vehicles are required to enter a building, the access will provide for: 
 
(i) Minimum vertical clearance (clear of all service ducts, pipes etc) of 4.5 metres, depending on 

the gradient of access and the type of collection vehicle; 
(ii) Collection vehicles shall enter and exit the premises in a forward direction; 
(iii) Maximum grades shall be 1:20 for the first 6 metres from the property boundary, then a 

maximum of 1:8 with a transition of 1:12 for 4 metres at the lower end; 
(iv) A minimum width of an access driveway shall be in accordance with AS2890.2; 
(v) Minimum turning circle radius is to be 10.5 metres;  
(vi) For new development, access must be designed to accommodate a Council garbage truck 

(MRV) as well as any vehicles used by private waste contractors; and 
(vii) For new residential development fronting a classified road, provision must be provided on site 

for a 23 cubic metre capacity rear load garbage compactor to enter and exit the site in a 
forward direction. Refer to Part 3N.5.2 Garbage Dimensions for Residential Waste 
Collection. 

 
C42 For multi-unit residential buildings and multi-storey commercial buildings, waste collection points 

shall be located inside the building, for example - in an underground car park, as this reduces 
noise impact on surrounding residents.  
 

C43 Where vehicle access is via a ramp, design requirements for the gradient, surface treatment and 
curved sections are critical and should be analysed at an early stage in the design process. 
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3A.3.2 Bicycle Park Design  
 

Objectives 
 

O1 To ensure bicycle parking is well designed and located. 
 

 

Controls  
 

C1 Bicycle parking areas shall be designed in accordance with Australian Standards AS2890.3 and 
AUSTROADS Guide to Traffic Engineering Practice, Part 14, Bicycles.  

 
C2 Bicycle parking and access shall be designed to ensure that potential conflicts with vehicles are 

minimised. 
 
Note: Minimising conflicts between vehicles and bicycles may include providing separate ramp 
access for cycles within car parks and providing safe rideable approaches along road frontages to 
the bicycle parking area.  
 

C3 Bicycle parking is to be secure (lockers, compounds or racks) and located undercover with easy 
access from the street and building entries.  
 

C4 End of trip facilities accessible to staff (including at least 1 shower and change room) are to be 
provided for all commercial, industrial and retail development.  

 
C5 Bicycle parking in the form of racks shall be functional and secure and shall comply with the 

following: 
 
(i) Both wheels and frame must be able to be easily locked to the rack with U-lock, cable or 

chain without damaging the bicycle; 
(ii) Parked bicycles must not obstruct pedestrians or vehicles; 
(iii) The parking area must be weather protected; 
(iv) The racks must be in a convenient location, near building entrances, and open to view to 

enhance security; and  
(v) The parking area must be easily accessible from a bicycle routes, footway or roadway.  
 
Note: Key bicycle parking guidelines: 
 
 Australian Standards AS 2890.3 Bicycle parking facilities;  

 
 AUSTROADS 1999 Guide to Traffic Engineering Practice Part 14 Bicycles – Chapter 10: 

End-of-trip facilities; 
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 Department of Planning 2004 Planning Guidelines for Walking and Cycling – Section 7.6: 

Bicycle parking and end-of-trip facilities; and 
 

 RTA 2003 NSW Bicycle Guidelines – Chapter 11: bicycle parking and access to public 
transport interchanges. 
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3A.3.3 Traffic and Transport Plans and Reports  
 

Objectives 
 

O1 To ensure that developments consider the traffic and parking impacts on the local and 
surrounding road networks; and 
 

O2 To ensure development encourages sustainable transport.  
 

 

Controls  
 

C1 A Traffic and Parking Impact Assessment Report shall be provided for development: 
 

(i) Listed in Schedule 3 of State Environmental Planning Policy (Infrastructure) 2007; and 
(ii) Where, in the opinion of Council, the proposed development is likely to generate 

significant traffic and/or parking demand or land use.  
 

C2 The Traffic and Parking Impact Assessment Report shall be prepared by a qualified and 
experienced traffic engineer. 
 

C3 The Traffic and Parking Impact Assessment Report shall be prepared generally in accordance 
with RMS “Guide to Traffic Generating Developments (2002”) and AUSTROADS “Guide to Traffic 
Management, Part 12: Traffic Impacts of Development”. 
 
The Traffic and Parking Impact Assessment Report is to undertake a cumulative traffic impact 
assessment for ‘all developments’ in the area. By ‘all developments’ it means those still have DA 
approval pending, approved but yet to be constructed, those are under construction and fully built 
but not yet fully occupied. Council will supply information on the current and approved DAs to be 
taken into consideration. Access will also be provided to the Botany/Banksmeadow Traffic Review 
prepared by SMEC on behalf of Council. 
 

C4 In order to reduce the on-site parking demand and car dependency, commercial and industrial 
developments are encouraged to develop Workplace Travel Plans and Transport Access Guides 
(TAGs). Workplace Travel Plans and Transport Access Guides can assist staff and customers 
visiting the site by making good use of public transport, cycling, walking and car sharing for 
commuting work related journeys and hence reduce car based travel demand. 
 

C5 Council may reduce the requirement for onsite parking provisions (up to 10% of total parking 
spaces required) when both Workplace Travel Plans and Transport Access Guides (TAGs) are 
submitted to Council as part of a Development Application.  
 

C6 If a Workplace Travel Plan is prepared, it shall be accordance with NSW Premier’s Council for 
Active Living’s “Workplace Travel Plan Guidelines - Final Report (April 2010)” The plan shall 
generally incorporate the following:  
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(i) Encouragement of staff to cycle and/or walk to the workplace; 
(ii) Encouragement of staff to use public transport to travel to workplace by providing financial 

incentive; 
(iii) Adoption of a car sharing and /or car pool scheme; and 
(iv) Establishment of measurable targets on the number of staff travelling to work by public 

transport, cycling and walking 
 

Note: Information about preparation and development of Transport Access Guides (TAGs) is 
available from the Roads and Maritime Services (RMS) website. 
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3A.3.4 On-Site Loading and Unloading Facilities  
 

Objectives 
 

O1 To ensure adequate area within the site is allocated for service and delivery functions; 
 

O2 To ensure off-street servicing bays and the access is safe and efficient; and 
 

O3 To create safe environments for pedestrian and cyclists.   
 

 

Controls  
 

C1 Service bays and parking area for commercial vehicles shall be designed in accordance with 
AS2890.2 and AUSTROADS guidelines.  
 

C2 The number of service bays shall be provided in accordance with Table 2. Where calculated 
provision of servicing bays numbers results in a fraction, the requirements shall be rounded up to 
the nearest whole number. 
 

C3 For land uses not specifically listed, the number of service bays shall be provided as per the most 
similar use of equivalent intensity. Evidence in support of such provision shall be provided to 
Council for assessment. 
 

C4 For mixed use developments, calculations of the number of service bays shall be based upon 
each of the different uses separately. The numbers shall be rounded up to the nearest whole 
number before they are added together. 
 

C5 The service bays shall be located toward the rear of the properties, away from the primary and 
secondary street frontages and are to be adequately screened from public view.  
 

C6 All service bays shall be located away, as far as practicable, from adjoining sensitive land uses.  
 

C7 Deliveries are prohibited to be made from a public place or thoroughfare. 
 

C8 Delivery vehicles shall only carry out loading and unloading activities from the designated loading 
areas.  
 

C9 All delivery vehicles shall stand wholly within the dedicated loading / unloading area and shall not 
obstruct the car parking area of the subject property.  
 

C10 Delivery vehicles shall enter and leave the property in a forward direction.  
 

C11 In commercial development, the loading / unloading of vehicles and collection of waste shall be 
separately located from the public parking areas. These areas shall be designed and operated so 
that the vehicles can complete a three-point or semi circular turn on site without interfering with  
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                   buildings, parked vehicles, and landscaping or outdoor storage areas.  

 
 

 
Table 2 – Loading/Unloading Facilities 

 

Land Use Minimum Number of Servicing Bays Required 
(GFA refers to gross floor area) 

Business premises, 
Office premises 

GFA (m²) For Courier Van For SRV For MRV 

0 - 999 1 - - 

1,000 – 2,499 1 - 1 

2,500 – 3,999 2 - 1 

4,000 – 5,999 3 1 1 

6,000 – 7,999 4 1 1 

8,000 – 9,999 4 2 1 

10,000 – 14,999 4 2 2 

15,000 – 19,999 5 2 3 

20,000 and over 6 2 3 + 1 / 8,000 m² 
GFA 

Retail premises  GFA (m²) For Courier Van For SRV For MRV For AV 

0 - 199 - 1 - - 

200 – 599 1 - 1 - 

600 – 999 1 1 1 - 

1,000 – 1,499 2 1 1 - 

1,500 – 1,999 2 2 1 - 

2,000 – 2,799 2 2 2 - 

2,800 – 3,599 2 2 2 1 

3,600 – 4,399 3 2 2 1 

4,400 – 6,499 3 2 2 2 

6,500 – 8,499 4 2 2 2 

8,500 – 11,499 4 3 2 2 

11,500 – 14,749 5 3 3 2 

14,750 – 17,999 5 3 3 2 

18,000 – 20,999 6 3 3 2 

21,000 – 23,999 6 3 3 3 
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24,000 – 26,999 6 3 3 4 

27,000 – 29,999 6 3 3 5 

30,000 – 32,999 7 3 3 5 

33,000 – 35,999 7 3 4 5 

36,000 – 38,999 8 3 4 5 

39,000 – 41,999 9 3 4 5 

42,000 and above 10 3 4 5 

Residential flat 
buildings, Multi 
dwelling housing 

a) < 200 dwellings or units 
1 service bay  / 50 dwellings or units  
(Note: 50% of the total number of service bays shall be designed for 
MRV or larger) 
 

b) 200 dwellings or units and above 
4 service bays; plus 
1 service bay (for MRV or larger) / 100 dwellings or units 
(Note: 50% of the total number of service bays shall be designed for 
MRV or larger) 

Hotel or motel 
accommodation No. of rooms For Courier 

Van For SRV For MRV For HRV 

0 – 199 2 1 1 - 

200 – 399 2 1 1 1 

400 – 599 3 1 2 1 

600 and over 3 2 2 1 

Industrial a) < 8000 m² GFA 
1 service bay (for MRV or larger) / 800 m² GFA  
 

b) 8000 m² GFA and above 
10 service bays (for MRV or larger); plus 
1 service bay (for MRV or larger) / 1,000 m² GFA  

 (Note: Subject to the largest vehicle accessing the site, the service 
 bays shall be designed to accommodate the largest vehicle 
 accessing the site) 

 
Note:  
 
Courier Van = B99 Vehicle (defined in AS2890.1) HRV = Heavy Rigid Vehicle (defined in AS2890.2) 
SRV = Small Rigid Vehicle (defined in AS2890.2)  AV = Articulated Vehicle (defined in AS2890.2) 
MRV = Medium Rigid Vehicle (defined in AS2890.2) 
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3B.1 Introduction  
 
The City of Botany Bay has had a long history of human habitation dating back some 8000 years prior to the 
arrival of Europeans on the continent. The history and heritage of the Cadigal people, the original occupants of 
the Botany Bay region, is fundamentally important to the City of Botany Bay. In conserving the City’s post-
European heritage, Council seeks to respect and conserve the heritage of all members of the City’s diverse 
community. 
 
It is important to conserve the heritage of the City of Botany Bay because it is an asset, which reflects the 
history and development of the city and its cultural significance. In conserving our heritage, Council seeks to 
ensure that future generations will be able to understand and visualise the City’s past through the physical 
evidence of important buildings, places and development patterns.  
 
The majority of Botany Bay’s heritage relates to the built environment and the conservation of its prominent 
wetland areas. This Part emphasises the management of buildings, while providing further direction with 
respect to matters of archaeological and Aboriginal heritage.  
 

3B.1.1 Land to which this Part Applies 
 
This Part specifically applies to Heritage Items, Heritage Conservation Areas, sites in the vicinity of Heritage 
Items and Heritage Conservation Areas and Aboriginal, Archaeological and Environmental Heritage. If you 
require further information on environmental heritage specifically relating to Botany’s wetlands refer to Part 3M 
- Natural Resources. 
 
This Part needs to be read in conjunction with: 
   

Part 1 - Introduction  
Part 2 - Advertising and Notification 
Part 3 - General Controls 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development and Land Uses 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 
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3B.1.2 General Objectives 
 
This Part generally adopts the principles contained within the ICOMOS Burra Charter for the conservation of 
places and items of cultural significance.  The Burra Charter provides the guiding philosophy for the care of 
important places. It also defines the basic principles and procedures to be observed in the conservation of 
these places. 
 
 

O1 To conserve the urban character and heritage of the City of Botany Bay in accordance with the 
principles contained within the Burra Charter, which stipulates the broad conservation principles 
adopted throughout Australia;  
 

O2 To consider the potential heritage significance of all properties identified as heritage in the Botany 
Bay Local Environmental Plan 2013 as a matter to be taken into account in the assessment of 
development applications affecting those properties; 
 

O3 To comply with all Federal and State statutory requirements with respect to conserving the 
nation’s environmental and cultural heritage;  
 

O4 To undertake the conservation of all Heritage Items within the City in accordance with the 
objectives and controls contained within this DCP; 
 

O5 To provide conservation principles for the management of culturally significant buildings, places, 
and landscapes within the Botany Bay LGA; 
 

O6 To manage all aspects of future development for Heritage Items within the City of Botany Bay; 
 

O7 To provide background information on the City’s heritage and identify it’s built, natural, 
archaeological and Aboriginal heritage; 
 

O8 To provide urban design principles and controls for conserving the heritage significance of 
Heritage Items; and 
 

O9 To provide information to applicants on the submission requirements for Development 
Applications involving Heritage Items. 
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3B.1.3 Other Legislation and Documents 
 
This Part has been compiled having regard to the following relevant Acts and documents:  
 

 Heritage Act 1977; 
 National Parks And Wildlife Act 1974; 
 Environment Protection and Biodiversity Conservation Act 1999; 
 Botany Heritage Study 1996; and 
 The ICOMOS Burra Charter. 

 
Heritage conservation is not aimed at forcing owners to return their buildings to their original condition. It is 
primarily concerned with conserving the underlying characteristics or features of buildings, landscapes, 
artefacts and places, which define the building’s heritage significance. 
 
The Burra Charter recommends a range of possible conservation actions in relation to heritage buildings 
depending on the circumstances of each case. Heritage conservation cannot be seen in isolation from the 
evolution of cities or society.  All urban areas change over time.  It is important to strike a balance between 
reasonable contemporary uses and the maintenance of the fundamental characteristics of a Heritage Item. 
 
As a set of general rules1: 
 

 ‘Do as much as necessary to care for the place and make it useable, but otherwise change it as little as 
possible and implement changes that do not compromise the cultural significance of the property or 
locality; 

 Respect the design and the fabric (materials and their arrangement) and the relationship of buildings to 
their sites and to each other; and 

 Do not alter a place so much that the original building or place can no longer be understood.’ 

1 The Burra Charter, 1999 
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3B.2  Development Applications  

3B.2.1 When Development Consent is Required 
 
Works to a Heritage Item or in a Heritage Conservation Area (HCA) generally requires Council’s Development 
Consent. Under BBLEP 2013, Clause 5.10(2) Development Consent is required for:  
 

‘(a)  demolishing or moving any of the following or altering the exterior of any of the following 
(including, in the case of a building, making changes to its detail, fabric, finish or appearance): 

(i) a heritage item, 
(ii) an Aboriginal object, 
(iii) a building, work, relic or tree within a heritage conservation area, 

(b) altering a heritage item that is a building by making structural changes to its interior or by making 
changes to anything inside the item that is specified in Schedule 5 in relation to the item, 

(c) disturbing or excavating an archaeological site while knowing, or having reasonable cause to 
suspect, that the disturbance or excavation will or is likely to result in a relic being discovered, 
exposed, moved, damaged or destroyed, 

(d) disturbing or excavating an Aboriginal place of heritage significance, 
(e) erecting a building on land: 

(i) on which a heritage item is located or that is within a heritage conservation area, or 
(ii) on which an Aboriginal object is located or that is within an Aboriginal place of heritage 

significance, 
(f) subdividing land: 

(i) on which a heritage item is located or that is within a heritage conservation area, or 
(ii) on which an Aboriginal object is located or that is within an Aboriginal place of heritage 

significance.’ 
 
When proposing to carry out any development works or alterations, additions or extensions to a Heritage Item; 
or a property within the vicinity of a Heritage Item or within a Heritage Conservation Area, an applicant should 
check with Council whether a development application is required.  
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3B.2.2 When Development Consent is Not Required  
 
Under Clause 5.10(3) of BBLEP 2013, there are circumstances where consent is not required for certain minor 
works to a Heritage Item. Development consent is not required under this Clause where: 
 

‘(a) the applicant has notified the consent authority of the proposed development and the consent 
authority has advised the applicant in writing before any work is carried out that it is satisfied that 
the proposed development: 

(i) is of a minor nature or is for the maintenance of the heritage item, Aboriginal object, 
Aboriginal place of heritage significance or archaeological site or a building, work, relic, 
tree or place within the heritage conservation area, and 

(ii) would not adversely affect the heritage significance of the heritage item, Aboriginal object, 
Aboriginal place, archaeological site or heritage conservation area, or 

(b) the development is in a cemetery or burial ground and the proposed development: 
(i) is the creation of a new grave or monument, or excavation or disturbance of land for the 

purpose of conserving or repairing monuments or grave markers, and 
(ii) would not cause disturbance to human remains, relics, Aboriginal objects in the form of 

grave goods, or to an Aboriginal place of heritage significance, or 
(c) the development is limited to the removal of a tree or other vegetation that the Council is satisfied 

is a risk to human life or property, or 
(d) the development is exempt development.’ 

 
Note:  In relation to sub clause (d) above, to determine whether development is exempt development refer to 
State Environmental Planning Policy (Exempt and Complying Development Codes) 2008. 
 

3B.2.3 Development Application Requirements 
 
If a Development Application is required, applicants should refer to Council’s Development Application 
Guide and the relevant Development Application Checklist, which will assist in identifying the information to be 
submitted with a Development Application. Depending on the scope of works proposed and whether the site is 
listed as a local or State significant heritage item, either a Heritage Impact Statement or a Conservation 
Management Plan may be required as part of the development applications submission. 
 
Heritage Impact Statements and Conservation Management Plans  
 
Council requires that a Heritage Impact Statement (for local heritage items) or a Conservation Management 
Plan (for State listed items), be prepared by a professional heritage consultant or a similarly qualified person 
and be submitted with all Development Applications for Heritage Items or development within Heritage 
Conservation Areas. These documents are to be prepared in accordance with the guidelines for Heritage 
Impact Statements and Conservation Management Plans issued by the NSW Heritage Office.  
 
Council has prepared a fact sheet on Heritage Impact Statements and Conservation Management Plans which 
is available from Council’s Customer Service or on the City of Botany Bay Council’s website. A brief 
explanation of what should be included in each is also provided below. 
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Heritage Impact Statement (HIS)  
 
A Heritage Impact Statement (HIS) is a report consisting of a statement, which demonstrates the heritage 
significance of a Heritage Item or Heritage Conservation Area, or of a building, work, archaeological site, tree 
or place within a Heritage Conservation Area.  
 
Heritage Impact Statements should succinctly identify and address the following matters:  
 

 A statement that analyses the proposed works in terms of a statement of heritage significance; 
 The nature of the Heritage Item’s significance; 
 An historical account of the Heritage Item; 
 An assessment on the impact of the proposed development on the existing heritage significance of the 

item in question;  
 A statement to explain why alternative solutions, which may be more sympathetic are not viable; and  
 An assessment of the proposed development against the Heritage Office Criterion. 

 
Conservation Management Plan (CMP):  
 
A Conservation Management Plan is a similar document to the Heritage Impact Statement, addressing the 
same matters; however it involves a higher level of detail.  
 
Conservation Management Plans are required to be prepared for Heritage Items listed on the State Heritage 
Register, or where major alterations or additions are proposed to Heritage Items. Conservation Management 
Plans should be prepared in accordance with the principles contained within the document titled ‘The 
Conservation Plan’ (prepared by James Semple Kerr, 2000).  
 

P a g e  | 7 

Part 3B - Heritage                                                                                   Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 

 



 
 

3B.3 Heritage Items 
 
This Part outlines the objectives and controls, to be addressed in order for appropriate development works to 
be carried to Heritage Items and applies to Heritage Items that are listed in Part 1 of Schedule 5 
Environmental Heritage of BBLEP 2013. 
 

3B.3.1 General Design 
 

Objectives 
 

O1 To encourage development that allows reasonable change to Heritage Items to meet amenity or 
safety standards, provided the heritage significance of the item is preserved; and 
 

O2 To permit alterations and additions that are sympathetic to and do not dominate the Heritage 
Item. 

 
 

Controls  
 

General  
 

C1 The demolition of Heritage Items is not permitted.  
 
Note: Poor structural condition or costs associated with renovating the item are not adequate 
justification for the removal of an item. 
 

C2 Architectural features or elements that contribute to the heritage significance of an item must be 
retained. 
 

C3 New work or additions to Heritage Items must be located away from highly significant or intact 
parts of the Item. 
 

C4 The building height of new development must not exceed that of the original Heritage Item and 
provide a transition in height to preserve and maintain an appropriate scale and the visual 
prominence of a Heritage Item. 

 
C5 New additions must be compatible (able to co-exist) in terms of materials, size, proportions, 

colour and plan configuration. Care must be taken when considering the design of alterations or 
extensions to a Heritage Item. New work is to be distinguishable from the old.  
 

C6 The replication of a historic detailing in new development is to be avoided. Good contemporary 
design is preferable to copying historic or period designs.  
 

C7 New buildings or structures, including landscaping must be located to minimise adverse impacts 
on the Heritage Item and its setting. 
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C8 Servicing, fire safety or BCA compliance upgrades for a new use must not impact on the heritage 

significance of the item. 
 

 
 

Form and Scale 
 

C9 The form, scale and massing of new work is to be consistent with the Heritage Item. 
 

C10 Alterations and additions must be located to the rear of Heritage Items away from the principal 
elevation (refer to Figure 1). 
 

C11 The massing of the rear addition must be behind and below the main roof ridge. It should also be 
smaller in scale than the existing building. 
 

C12 Large second storey additions are not permitted. 
 

 
 

Figure 1 -  Additions and Extensions at the Rear of the Property 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

Note: how the extension does not extend 
beyond the established building 
lines of the host building. 

Note: Detached additions located within 
the rear setback of the property are 
suitable for Heritage Items. 

Note: Extensions or additions may be 
placed attached to the rear elevation 
of the Heritage Item 

Note: By placing structures such as 
garages to the rear of the property 
this minimises negative effects to 
the streetscape 

Street 
fronted 

elevation
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Unsympathetic Alterations 
 

C13 Where substantial changes are proposed to a Heritage Item, existing unsympathetic alterations 
should be removed as this will assist in improving the integrity of the Heritage Item. 

 
 
 

Internal work 
 

C14 Development must retain significant interior elements (ie decorative ceilings, fireplaces and the 
like). 
 

C15 Modifications to the interior of a building must be minimal, so that the historic evolution of the 
building remains recognisable. 

 
 
 

Materials and Finishes 
 

C16 Materials and finishes are to complement the period and style of the existing item. 
 

C17 The colours and materials used in a new development (whether an extension of an addition) are 
to be recessive (does not dominated) and complement the colours and materials of the heritage 
Item. The reinstatement of historical colour schemes of heritage items, based on photographic 
evidence and discrete paint scrapings is encouraged. 
 

C18 Rendering or painting original face brickwork is not permitted. 
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3B.3.2 Curtilage 
 
In many cases, development of existing Heritage Items will be permitted in order to facilitate their conservation 
and continued use. This may involve subdivision and/or the erection of additional buildings on the site of a 
Heritage Item.  Where such development is permitted, it is important to design and locate buildings in a 
manner that does not detract from the significance of the original building. 
 
Curtilages are to be defined by evaluating the components of a site relative to the building. Key aspects of a 
property’s curtilage include any gardens, entrances, fencing and outbuilding. The setting of a Heritage Item is 
important for establishing the context, which the existing item/building has in the environment. The setting is 
also known as the curtilage and generally comprises the block of land upon which the Heritage Item is located. 
It can also be the area surrounding an item as this land provides historical information on the property’s 
development. 
 

Objectives 
 

O1 To ensure that new development is carefully sited so as to avoid causing physical damage to any 
Heritage Item especially where sited within the same curtilage as the Heritage Item; 
 

O2 To ensure that new development, involving the development of alterations, additions, extensions, 
additional buildings or structures, are designed to minimise any potential impacts to adjoining 
Heritage Items; 
 

O3 To protect the heritage significance of Heritage Items; 
 

O4 To prevent the demolition of Heritage Items; and 
 

O5 To ensure that new development located on the same curtilage as a Heritage Item is in keeping 
with the context and setting of the Heritage Item. 

 
 

Controls  
 

C1 The curtilage must maintain the relationship between any gardens, entrances, fencing and 
outbuildings etc. so as to allow the Heritage Item and its site to be understood.  
 
These elements are to be used in determining a suitable curtilage for the Heritage Item and are to 
be retained. 
 

C2 New development within the curtilage of a Heritage Item must not block the sight lines of the 
Heritage Item from the public domain. 
 

C3 New development cannot be sited in front of the front building line of the existing Heritage Item or 
extend beyond the established side building lines of the Heritage Item. 
 

C4 Where new development within the curtilage of a Heritage Item occurs, the new development 
must be designed so that the Heritage Item retains its visual prominence. New development 
within the same curtilage as a Heritage Item must be smaller in scale and subservient in height to 
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the Heritage Item. 
 

C5 Where new development is proposed within the curtilage of a Heritage Item, a reasonable "buffer" 
space or setback must be provided between the original building and the new development.   
 

C6 Development proposals, which involve large scale redevelopment and alteration to the original 
character of the Heritage Item which will negatively impact on the heritage significance of the sites 
curtilage, will not be permitted. 
 

C7 New development within the curtilage must not adversely impact upon the significant fabric of a 
Heritage Item. The colours and materials used in a new development (whether an extension or 
addition) should be recessive (does not dominate) and complement the colours and materials of 
the Heritage Item. 
 

C8 Landscaping within the curtilage of a Heritage Item must comply with Part 3L - Landscaping. 
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3B.3.3 Garages, Carports and Driveways 
 
The addition of garages and carports to existing Heritage Items can negatively impact on the setting of a 
Heritage Item and therefore its heritage significance.  The introduction of such elements in front of the building 
line is likely to have a greater impact on the significance of Heritage Item.   
 
Garages and carports should preferably be located at the rear of properties and should be designed in such a 
way that compliments the design of the Heritage Item where visible from the street. 
 

Objectives 
 

O1 To ensure that garages, carports and hardstand areas are designed to compliment the character 
of the Heritage Item; ensuring they do not become the dominant feature on the site and detract 
from the quality and amenity of the public domain or streetscape; 
 

O2 To ensure that garages and carports are not sited in front of the building line of the Heritage Item; 
 

O3 To encourage low impact on-site parking solutions for Heritage Items; 
 

O4 To provide on-site parking where it can be incorporated satisfactorily with the design of buildings 
and the streetscape; 
 

O5 To ensure that garden settings are not disturbed or substantially reduced by on-site parking; and 
 

O6 To provide convenient, safe and accessible vehicle parking on sites of Heritage Items. 
 

 

Controls  
 

General  
 

C1 Garages and carports should be located at the rear of Heritage Items. Where sites have rear lane 
access this access must be used (refer to Figure 2).  
 

C2 Garages and carports in front of the front building setback are not permitted.  
 

C3 Where there is no rear or side access, provide a simple hardstand area in front of the building in 
preference to a garage or carport (refer to Figure 3). 
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Figure 2 -  Examples of Minimising Impacts of New Carports/garages 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 3 - A Simple Hardstand Area Used to Accommodate a Car  
 

 
 

 
 

Note: In this diagram the car space similar 
to that identified in Figure 3.  

Note: Where structures adjoin the host 
building (or Heritage Item), they should 
generally comprise lightweight carport 
structures, in preference to solid garages 
structures. 

Streetscape/ front elevation of building 
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Design 

 
C4 Carports and garages are to be designed so they do not dominate or detract from the building.  

 
C5 Carports and garages shall be sympathetically designed so as to complement design the 

character of/and take reference from the Heritage Item.  
 

Note: Use design detailing, materials and colours from the Heritage Item (refer to Figure 4). 
 

C6 Garages and carports must incorporate suitable roof plans which complement the main building. 
 

C7 Garages and carports are not permitted where they involve the loss of significant gardens, 
landscaping or protected trees. 

 
C8 Garages and carports should not be the dominant feature of the building façade. 

 
 

 
Figure 4 - Examples of Compatible Design Details 

 

 
 

 
 

Carports 
 

C9 Carports may be attached as lean-to structures where they do not detract from the design of a 
dwelling (refer to Figure 5).  
 

C10 Carports can be positioned at the side of the dwelling; 1 metre behind the front building alignment, 
if it does not result in the removal of original features such as window hoods, porticos, porches 
and Council is satisfied that there is no impact on the heritage significance of the building. 
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Figure 5 - Carport Designs 

 

 

 

 
   

Simple lean-to, skillion or hipped roof structures at the side or 
front of the building line suitable for conserving building and 
roof forms. 

 

 
 

Garages 
 

C11 Where garages are sited away from the main dwelling, features such as side positioned parallel 
concrete strip driveways, should be retained where possible.  
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3B.3.4 Gardens, Trees and Landscaping 
 
Front gardens are important elements and features that contribute to the character and setting of Heritage 
Items.  
 
Gardens provide a setting for period buildings, evidence of the past and of social and cultural change. They 
also provide an opportunity to understand plants species, shrubs and trees.  Individual gardens in relation to 
their houses are important as is the design, layout, plantings, paving, furniture, fencing, signs and other 
structures.  
 

Objectives 
 

O1 To retain period garden designs and planting schemes for Heritage Items of State Significance; 
 

O2 To encourage the retention and re-introduction of period plantings for Heritage Items of local 
significance; 
 

O3 To restrict the introduction of excessive amounts of paved surfaces not typical to the period and 
style of a Heritage Item; and 
 

O4 To ensure the spatial relationship of buildings, by maintaining front setbacks and gardens. 
 

 

Controls  
 

C1 If a Development Application proposes to remove gardens or the remains of original gardens of 
State or local Heritage Items, a Heritage Impact Statement or Conservation Management Plan is 
required.  
 

C2 The spatial relationship between front gardens and the building on which the building is sited are 
to be maintained. (ie. front setbacks are to be retained in their original manner). 
 

C3 The erection of trees, which will result in the screening and loss of significant views of important 
heritage buildings, is not permitted.  
 

C4 The removal of heritage protected trees is not permitted.   
 

C5 Significant trees and gardens must be retained and new developments should be designed in a 
way to accommodate them.  
 

C6 Original or early design, layout, plantings, fencing, paving, furniture, garden structures etc should 
be retained and conserved.  
 

C7 Planting of plant species that relate to the period of the Heritage Item is encouraged. 
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3B.3.5 Fences and Gates 
 
Fences and gates have many functions. They have an ornamental role, they define the boundary line of a 
property, provide security and they can contribute to the heritage significance of a building or place. Front 
fences have the potential to contribute or dramatically affect the streetscape and the settings of Heritage 
Items. Front and side fences that are inappropriately designed, modified or removed will detract from the 
cohesiveness of the streetscape, the setting and the significance of Heritage Items.  
 

Figure 6 - Original brick fence retained having 
modern picket fence above 

 Figure 7 - Maintain the height and style of 
front terrace fences. 

 

  

 
Figure 8 - Original ironwork on brick wall forms an 

important character of front site. 
 Figure 9 - Decorative timber picket fencing 

contributes to the buildings character 

 

 

 
 

Figure 10 - This fence is too tall the building 
behind and its solid conceals too much of the 

building. 

 Figure 11 - An example of a fence that is too 
high in front of the building line and of an 

unsuitable material. 
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Objectives 
 

O1 To ensure that original and significant fences and gates are retained;  
 

O2 To encourage the reinstatement of period fences and gates; 
 

O3 To retain and maintain the standard height of original period fences; 
 

O4 To ensure that new fences in front of Heritage Items do not obscure significant architectural views 
and details of Heritage Items; and  
 

O5 To ensure that new fences are constructed in a manner that is sympathetic to the significance of 
the Heritage Item. 

 
 

Controls  
 

General  
 

C1 Significant fences, gates and walls, which have been damaged or have deteriorated, should be 
repaired rather than replaced. 
 
Note: The removal of fences, gates or walls on the site of a Heritage Item without prior 
permission from Council is not permitted. 

 
 

 
Front Fences 

 
C2 Front fences are to match the period or architectural style of the existing Heritage Item (refer to 

Figure 6 to Figure 9, Figure 12 and Table 1). The following elements are to be considered: 
 
(i) Height; 
(ii) Materials, texture; 
(iii) Rhythm of bays and openings; 
(iv) Design; and  
(v) Colour 
 

C3 The height of front fences for Heritage Items should generally not exceed 1.2 metres with a 
minimum 50% transparency.  
 
Note: Fences that are high and obscure heritage items are not permitted. 
 
Note: Fences located along established streetscapes shall have the same height as adjoining 
properties. Reference shall be made to the height of fences of adjoining properties (refer to 
Figure 7). 
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Side and Rear Fences 

 
C4 A maximum height of 1.8 metres is permitted for side or rear fences.  

 
C5 Side fences should not obscure architectural details.  

 
C6 Side fences of a height of 1.8 metres are not to extend beyond the front building line. 

 
C7 Side fences must taper to a height of 1.2 metres or less to the point where the front fence extends 

beyond the front building alignment (refer to Figure 13). 
 

 
 
Materials 

 
C8 Solid metal panel fences (colorbond/corrugated steel) are not permitted along street frontages of 

a Heritage Item, which impacts on the public domain and because of its susceptibility to 
vandalism. 
 

C9 Tall blank walls (where the fences comprise a series of bays and openings) are not permitted 
within the front setback of Heritage Items as they restrict visibility of the item from the streetscape 
or the public domain.  
 

C10 The original masonry or sandstone fencing associated with a period building shall not be painted 
or rendered.  
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Figure 12 - Typical fencing of Heritage Item 

 

 
 

Source: Hornsby Shire, Heritage Development Control Plan, 1995. 
 

 
 

Figure 13 - An Example of Side Fencing  
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Table 1 - Appropriate Period Fencing for Heritage Items  
 

Period Building form Style Notes 
Victorian Terraces and Semi 

detached 
Palisade Style  

Detached Dwelling Acorn style Timber 
Pickets 

Not all dwellings of this period had 
front fences of this type, the use of 
palisade fencing may also be 
appropriate in some cases 

Federation Terraces and semi-
detached 

Brick base and piers 
possibly with lateral 
railings, timber picket 
or timber railings 

 

Detached and 
semi-detached 
dwellings 

Brick base and piers 
possibly with lateral 
railings, timber picket 
or timber railings 

Not all dwellings of this period had 
front fences and they should not be 
provided in areas or streets where 
they do not currently exist. 

Interwar Cottages  Brick pier and metal 
rail for brick dwellings 
or timber post and 
mesh for dwellings 
located in Daceyville 
Garden Suburb 

Not all dwellings of this period had 
front fences and they should not be 
provided in areas and streets where 
they do not currently exist. 

Social housing Simply designed post 
and wire front fences 
and side fences.  

Not all dwellings from this area had 
front fences and as such should not 
be provided in areas where they did 
not previously exist.  
 

Californian 
Bungalows 

Brick Piers with metal 
rail or mesh 

Not all dwellings of this period had 
front fences and they should not be 
provided in areas and streets where 
they do not currently exist. 

Post War Detached dwellings Brick Piers or no 
fence 

Not all dwellings of this period had 
front fences and they should not be 
provided in areas and streets where 
they do not currently exist. 
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3B.3.6 Subdivision 
 

Objectives 
 

O1 To ensure that subdivision retains adequate curtilage and protects the setting of Heritage Items; 
 

O2 To require historical boundaries to be interpreted; and 
 

O3 To ensure that subdivision supports the ongoing use of Heritage Items. 
 

 

Controls  
 

C1 Subdivision is to be consistent with the prevailing allotment pattern and must comply with Part 3E 
- Subdivision and Amalgamation.  
 

C2 Adequate area or curtilage must be retained around the Heritage Item to facilitate its ongoing use 
or allow the adaptive reuse of the item in a manner that is compatible with its heritage 
significance.  

 
Note: The allotment containing the heritage item must have sufficient area to provide a visual 
setting proportional to the size and design of the Heritage Item. A Heritage Impact Statement or 
Conservation Management Plan will be required to support the proposed subdivision. 

 
C3 Subdivision must minimise interference with the visual setting of the Heritage Item. 

 
C4 Subdivision must not adversely impact on significant gardens. 

 
C5 A Development Application shall submit a Staging Plan confirming that any proposed 

conservation works will occur prior to the issue of a subdivision certificate. 
 

C6 Subdivision of land is not to adversely impact on, or obscure the delineation of the allotment 
boundaries and configuration where the lot is part of a significant subdivision pattern or estate, ie. 
within the Daceyville Garden Suburb Heritage Conservation Area. 
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3B.3.7 Heritage Items in Business Zones 
 

 

Figure 14 - 1005 Botany Road, Mascot 

 

 
Historic Shopfronts 

 
Historic shopfronts generally comprise the elements or features in Figure 16. A large glazed display window 
rests above a stall board. There is either a side or centrally placed door. The detailing employed in their 
design includes splay glazed windows, moulded glazing bars, a moulded stall board and with a panelled or 
part-glazed door set back from the street behind a tiled threshold as illustrated in Figure 16.   Very often 
shopfronts were erected as a group of two of three similar buildings and as such they retain similar features 
and detailing.  
 

 
Figure 16 - Architectural Elements to be Retained 

 

 

No 1:  Awning above 
shopfront for protection 
from weather. 
No 2:  Top-hamper used 
for advertising purposes 
No 3:  Splayed shop 
display window resting 
on brick and rendered 
stall board for support 
No 4:  Recessed shop 
door to side having 
raised threshold 
entrance. 
No 5:  Original brickwork 
surrounding shopfront 
with appropriate colour 
scheme. 
 

 

Figure 15 - 1114 Botany Road - Captain Cook Hotel 

 

1 

2 

3 

4 

5 
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Objectives 
 

O1 To require development to maintain traditional features and shopfronts;  
 

O2 To ensure that development is compatible with and sympathetic to the Heritage Item;  
 

O3 To encourage minimal signage that compliments rather than dominates Heritage Items; 
 

O4 To protect the distinctive and characteristic elements of commercial buildings and ensure the 
integration of these features into subsequent uses; and 
 

O5 To ensure infill or new development respects the character of adjoining, adjacent or nearby 
Heritage Items.  

 
 

Controls  
 

C1 New development must maintain traditional shopfronts and respect the form, scale and detailing 
of the existing building. 
 
Note: The removal or reconfiguration of the external appearance of heritage listed shops, banks 
and public house frontages is not permitted without prior Consent from Council.  
 
Note: The structural alteration of interior features of heritage protected commercial buildings is 
not permitted without prior consent from Council.  
 

C2 All original, early or significant verandahs, awnings and frontages (shop, bank or pub) should be 
retained and conserved.  
 

C3 Infilling of original verandahs is not permitted. 
 

C4 Colour schemes for repainting must be based on historical evidence. 
 

C5 Signs must be located on parts of the building that have been traditionally used for signs and 
comply with Part 3D - Signage. 

 
C6 Where commercial buildings have a history of being publicly accessible, new uses should 

continue such accessibility.  
 

C7 Rehabilitation of obsolete commercial buildings is promoted. 
 

C8 Where original commercial buildings exist, retention of these buildings in their original 
configuration is promoted.  

 
C9 Sympathetic refurbishment and conversion of commercial buildings, whereby significant 

architectural features such as ground floor frontages, detailing and windows etc. are retained is 
promoted (refer to Figure 19). For instance: 
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(i) Corner splays to commercial buildings must be retained; 
 

(ii) Parapet walls, inscriptions, and historic detailing must be retained;  
(iii) Recessed porches, and verandahs are important elements;  
(iv) Retain upper floor windows where significant; 
(v) Awnings are important features, which should not be removed from commercial buildings; 

and 
(vi) Public house frontages (similar to shops, banks etc) are important elements and should be 

retained. 
 

C10 Ornamental parapet detailing (such as pediments, urns and finials) are important elements of 
commercial Heritage Items as they help to establish what period they were erected in, and as 
such their removal negatively impacts on the architectural significance of commercial buildings 
and is not permitted (refer to Figure 18 and Figure 19). Applicants are advised that such 
elements not only assist in the identification of the period of the building but also contribute to the 
integrity of the architectural style, aesthetic and sensory appeal and heritage characteristics of the 
building and streetscape. 

 
 

Figure 17 - Example of Decorative 
Parapet (1) Detailing and Façade (2) 

Treatment 

 Figure 18 - Decorative Parapet Detailing, 
which is Found on Two Buildings 

 

 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

1 

2 

1 

P a g e  | 26 

Part 3B - Heritage                                                                                   Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 

 



 
 

 
 

 
Figure 19 - Architectural Elements of a Pub Front to be Retained 

 

 

No 1: Corner splays to 
commercial buildings 
should be retained. 
No 2: Parapet walls, 
inscriptions, and detailing 
should be retained. 
No 3: Recessed porches, 
and verandahs are 
important elements 
No 4: Retain upper floor 
windows where significant 
No 5: Awnings are 
important features, which 
should not be removed from 
commercial buildings. 
No 6: Public house 
frontages (similar to shops, 
banks etc.) are important 
elements and should be 
retained. 

 

1 2 

3 4 

6 

5 
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3B. 3.8 Industrial Heritage Items (Buildings and Structures) 
 

Figure 20 - Pumping Station, Coward 
Street 

 Figure 21 - Industrial machinery, No. 7 
Tenterden Road 

 

 

 
 
As a result of the Industrial revolution large–scale industries developed which had a profound effect on society 
and the landscape. Industry is not confined to manufacturing which is the processing and conversion of raw 
materials into usable products. It also includes mining and quarrying. It led to the provision of public utilities 
such as water, sewerage, gas and electricity. Transport was essential to industry and as a result, harbours, 
canals, railways, and airports were built to carry people, raw materials and finished goods.  
 
In essence, industrial heritage comprises the surviving physical remains of these various types of industry. 
They can range from landscapes, abandoned sites, overgrown buildings and rusty machinery. Industrial 
buildings in LGA range from leather firms and tanneries, wool industries, food processing industries and paper 
printing industries.  
 
Manufacturing Industries 
Manufacturing industries generally involves the processing of raw materials into usable forms. Botany Bay has 
a long history of industrial development and as such regard for this part of Botany’s Bay’s heritage must be 
addressed.  
 
Public Utility Industries 
Public utility industries generally involve the production of power, whether gas or electricity or they involve the 
provision of sanitary services. Examples of power producing public utility services include electricity sub-
stations.  While sanitary services involve wells, hand pumps and sewage pumping stations.  
 
Transport Industries 
Transport related Industrial heritage involves the movement of materials and people. Examples of industrial 
transport heritage include roads, bridges, canals, railways and airfields. 
 
Communications Industries 
Communication related industrial heritage involves the transmission of information such as post, telegraph, 
telephone, radio etc. Examples of communication related industrial heritage are post boxes, post offices, 
telegraph offices.  
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Objectives 
 

O1 To ensure appropriate treatment is given to historic industrial buildings and structures; 
 

O2 To ensure the appropriate management of an historic industrial building once its significance has 
been established; and 
 

O3 To retain and preserve industrial heritage whether monuments or places in situ whenever 
possible. 

 
 

Controls  
 

C1 Retention of significant industrial heritage in situ (in it is original place) is promoted.  
 
Note: Depending on the building and industrial processes carried out within the building or site, 
Council may require a photographic record, process documentation and donation of items to the 
Botany Historical Trust as a condition of Development Consent. 
 
Note: Removal or alteration of industrial heritage is not permitted without previous consent from 
Council. 
 

C2 Industrial Heritage Items are to be retained and conserved. 
 
Note: The re-use of redundant industrial heritage in the City of Botany Bay is promoted.  

 
C3 Historic features, such as machinery should be conserved where possible. 

 
C4 Repair and maintenance of industrial transport heritage including roads, bridges, canals, railways 

and airfields is promoted.  
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3B.4 Heritage Conservation Areas  
 
This section applies to the Heritage Conservation Areas (HCA’s) listed in Part 2 of Schedule 5 Environmental 
Heritage of BBLEP 2013, which includes: 
 

 Botany Township Heritage Conservation Area; and 
 Daceyville Garden Suburb Heritage Conservation Area. 

3B.4.1 Botany Township Heritage Conservation Area 
 

Figure 22 - Botany Township Heritage Conservation Area  
 

 
 
Description of Botany Township Heritage Conservation Area  
 
Botany Local Centre is located along Botany Road on a flat section of land. It is a medium size Local Centre 
with over 70 shops including a small local supermarket servicing the surrounding community.  The shops are 
located within the Botany Township Heritage Conservation Area and therefore is characterised by a 
considerable number of heritage buildings and traditional shopfronts/facades. The Botany Town Hall is a 
Heritage Item which forms a focal point at the southern end of the shops.  
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Statement of Significance 
 
The suburb of Botany was created in the 1830’s with the creation of parishes in Sydney. The suburb evolved 
as subdivisions were approved. The area in the 1860’s had a variety of landholdings but it wasn’t until 1882 
when the tramway came down Botany Road that the area expanded.  
 
The easy availability of water in the Botany area encouraged industrial uses and the area expanded in the 
1904-1914 period. Shops developed to cater for the factory staff that moved into the area as industry 
expanded.     
 

3B.4.1.1 Character and Form 
 

Objectives 
 

O1 To ensure development in a Heritage Conservation Area (HCA) is sympathetic to, and does not 
detract from, the form and character of traditional shopfronts within the HCA or any Heritage 
Items;  
 

O2 To protect the distinctive and characteristic elements of commercial buildings and ensure the 
integration of these features into subsequent uses; 

 
O3 To ensure that new development within the business zone reinforces the ‘main street’ character;  

 
O4 To ensure that the original characteristics and traditional features of the retail buildings are 

retained and enhanced; and 
 

O5 To encourage minimal signage that compliments rather than dominates the Heritage 
Conservation Area.   

 
 

Controls  
 

C1 Preservation, reinstatement and maintenance of original façades and shopfronts are required. 
The removal or alteration of original shopfronts in not permitted.  
 

C2 To achieve appropriate development to the original façades and shopfronts within the Heritage 
Conservation Area proposals must satisfy the following:  

 
(i) Preserve and maintain original parapets, with existing detailing, unpainted and free of 

hoarding and signs; 
(ii) Restore and maintain original upper level windows, with alternatives, being sympathetic in 

scale and proportion; and 
(iii) Retention of continuous awning at unified heights and fascia to each shop.  

 
C3 Signage must comply with Part 3D - Signage.  
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C4 New shopfronts must reflect original details and proportions including the siting of recessed 

entrance doors.  
 

C5 First floor balconies should remain open as important functional and architectural elements of the 
front façade. Enclosure of balconies will only be permitted if compatibility with original window 
types can be demonstrated.  
 

C6 Rear elevations and structures are to be treated and maintained in a manner that is of quality and 
character appropriate to the Heritage Conservation Area and its controls.  
 

C7 The profile of the front parapet wall should be maintained as a silhouette against the sky.  
 

C8 The removal of first floor windows that have altered the profile of former openings is encouraged, 
with the original window to be restored.  
 

C9 The level of overhead awnings above footpath level should match existing.  
 

C10 Overhead awnings shall be of a uniform depth and form to match that which is predominantly 
within the group, with timber fascia and gutter to be maintained or reinstated on buildings that 
originally featured a timber fascia where appropriate.  

 
C11 Contemporary designs for shopfronts must relate to the building type, streetscape and precinct. 

They must incorporate traditional features such as the division of frontages and the configuration 
of windows must use appropriate materials. 

 
Note: Where non-contributory or intrusive fabric exists in significant shopfront locations, it may be 
replaced by a modern shopfront if the design is consistent with historical context in terms of 
materials, proportions, details, colour and signage. 
 

C12 Shopfronts must not be amalgamated. Where properties are amalgamated, the original building 
elements and shopfronts must be conserved. 
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3B.4.1.2 Pubs 
 

Objective 
 

O1 To ensure that the original characteristics of pubs in the Heritage Conservation Area are retained 
and enhanced. 

 
 

Controls  
 

C1 Original façades including areas of tiling are to be retained and conserved. 
 

C2 Original pub names must be retained. 
 
C3 Significant interior features and spaces must be retained. 
 
C4 Original public areas and former pub accommodation areas, including their form, details, 

materials and finishes, should be retained. 
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3B.4.1.3 Religious, Institutional and Public Buildings 
 
The City of Botany Bay’s churches and schools are among the area’s most identifiable landmarks.  
 

Objective 
 

O1 To ensure that any new work is carried out with due regard to the significance of the building and 
its setting. 

 
 

Control  
 

C1 Work to a significant religious, institutional or public building must be compatible with the existing 
building. 
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3B.4.1.4 Public Domain 
 

Objective 
 

O1 To ensure the public domain is consistent and sympathetic to the heritage significance of the 
Heritage Conservation Area. 

 
 

Controls  
 

Parks 
 

C1 The formal layout of existing parks should be retained or reinstated so that placement of built 
elements, path location and cultural planting reflect the key development period of the park. 
 

C2 Structures such as toilet blocks, playgrounds, shade structures and shelters should be located to 
protect and enhance public vistas and designed (in terms of their character scale, massing, form, 
colour and materials) to enhance the character of the Heritage Conservation Area. 

 
 
 

Steps 
 

C3 Original stone steps and retaining walls should be retained and conserved in place using 
appropriate conservation methods. 
 

C4 New steps should be designed: 
 
(i) So that their scale and proportion relates to the surrounding built form; 
(ii) For pedestrian comfort and safety; and 
(iii) In accordance with the relevant Australian Standards. 
 

C5 Materials for new steps should be concrete or sandstone, depending on the historical background 
and significance of their location. 

 
 
 

Seats 
 

C6 Seats should be provided at bus stops and for the appreciation of vistas and views. 
 

C7 The area around seats should be suitably treated so that seats are accessible to wheelchair 
users. 
 

C8 The location of seats should take into account shade, wind and rain protection and the proximity 
to pollution and noise. 
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Street Furniture 
 

C9 The design of new street furniture items should have regard to the following parameters: 
 

(i) Functionality (design for ergonomic comfort and ease of use, consideration of social and 
Interactive behaviour patterns) suitability to the HCA context; 

(ii) Safety; 
(iii) Durability, robustness and resistance to vandalism; 
(iv) Maintenance; 
(v) Compliance with relevant Australian Standards; 
(vi) Affordability; 
(vii) An integrated street furniture range for the City of Botany Bay that is contemporary in spirit; 

and 
(viii) Designed to complement the unique location and heritage of the HCA. 

 
 
 

Rubbish Bins 
 

C10 Rubbish bins should be non-intrusive and contemporary in design. 
 

C11 Rubbish bins should be located only within commercial or recreational areas or at bus stops. 
 

 
 

Bus Shelters 
 

C12 Shelters should be designed to be transparent and well lit to promote user safety. 
 

C13 New bus shelters should be contemporary in design. 
 

 
 

Drinking Fountains 
 

C14 Drinking fountains should be designed to be easily useable by people of all ages, including those 
with disabilities. 
 

C15 Placement of drinking fountains should not inhibit pedestrian or wheelchair access along the 
footpaths. 
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Footpath Paving Treatments 
 

C16 A continuity of surface treatments throughout street blocks should be maintained or provided in 
cases where replacement of surfaces is necessary. 
 

C17 A homogeneity of colour and texture in paving materials should be maintained. 
 

 
 

Kerbs and Gutters 
 

C18 All original sandstone kerbs and gutters should be retained. 
 

C19 All original sandstone and trachyte kerbs and gutters should be retained where possible. If stone 
kerbs and gutters are required to be removed they should be stockpiled for reuse in new works. 
 

C20 Damaged original stone kerbs and gutters should be restored where possible or replaced with 
new stone kerbs and gutters and detailed to match existing. 
 

C21 New crossovers and chicanes will not be permitted as they interrupt the original line of the 
streets and stone kerbing. 
 

C22 The kerb alignment should be retained parallel to the building line to preserve the character of 
streets. 
 

C23 Where footpaths are widened, original stone or fly-ash kerbs should be left in their original 
position so that the earlier street form can be understood. 
 

C24 The profile of all new kerbs should reflect the traditional kerb detail. 
 

C25 Where concrete kerbs are to be used, precast segmental elements are preferred. 
 

C26 All street name inlays in kerbs and gutters are to be retained. 
 

 
 

Parking Areas 
 

C27 Public off-street car parking areas should be planted with appropriate species to soften visual 
impact, provide shade and screen parking from adjacent residential development. 
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Traffic Management Devices 
 

C28 Traffic and transport investigations are to be undertaken prior to the introduction of new traffic 
management devices. These investigations should, depending on their scope, include public 
participation and must include consideration of access issues generally for all people and the 
impact on heritage significance resulting from traffic management options to enable the least 
possible impact on significance. 
 

C29 The design and location of traffic management devices (such as traffic signals, speed humps, 
roundabouts and road signage) should not obscure public views and should minimise visual 
impact on significant items and the streetscape. 
 

 
 

Signage  
 

C30 Signage should be discreet, of slender appearance and of contemporary design consistent with 
other street furniture. 

 
C31 Street name signs should, where possible, be attached to buildings. 

 
C32 Interpretive signs should incorporate brief historical information to assist in the comprehension 

of specific areas. 
 

C33 Parking and traffic control signs should be rationalised and minimised. 
 

C34 Corporate and advertising signs are not permitted within the public domain. 
 

 
 

Views and Vistas 
 

C35 New development in the public domain and street tree planting should respect existing view 
corridors and should be designed and located to minimise the impact on existing vistas and, 
where possible, improve existing vistas in the Heritage Conservation Area. 

 
 

 
Services 

 
C36 Future substations should be recessed within a wall rather than freestanding. 

 
C37 Existing substations should be screened or treated so that their impact is minimised. 

 
C38 Overhead power lines and telecommunication lines should be located underground  

in order to protect significant vistas. 
 

C39 New excavation for the installation or repair of underground services should not damage 
significant stone guttering or footpaths. Stone kerbs and guttering must be carefully replaced in  
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their original locations. 
 

C40 New services should be located so as not to conflict with substantial existing street trees. 
 

 
 

Street Lighting 
 

C41 New lighting fixtures should be of simple and sophisticated design to compliment the Heritage 
Conservation Area.  
 

C42 Public lighting should be provided to ensure legibility and visual orientation for pedestrians and 
enhance the sense of place. 

 
C43 Lighting should be energy efficient. For example: Lighting should incorporate solar-powered 

lighting systems and economy measures for usage during daylight saving periods where 
appropriate. 
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3B. 4.2 Daceyville Garden Suburb Heritage Conservation Area  
 

Figure 23 - Daceyville Garden Suburb Heritage Conservation Area  
 

 

 

 

Description of Daceyville Garden Suburb Heritage Conservation Area 
 
Daceyville is one of the most important urban areas in Australia. The suburb was the first attempt by a State 
Government to comprehensively design and develop a “Garden Suburb”. Daceyville was the first garden 
suburb to be designed and developed in Australia and as such it represents an important stage in the design 
and development of Australia’s Cities and suburbs. 
 

In order to retain the heritage significance of the Daceyville HCA it is important that alterations, additions and 
new buildings, do not adversely affect the heritage significance of adjoining heritage items or obscure the view 
of the item from the public domain. 

 
Buildings in the HCA have been constructed in a variety of external materials, finishes and colours 
characteristic of particular architectural styles, building types or periods of construction. The use of modern 
materials and finishes may be appropriate for new development, alterations and additions provided it does not 
compromise a cohesive relationship between new and existing urban fabric. 
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Significance of Daceyville Garden Suburb Heritage Conservation Area 
 
Daceyville is culturally significant and is an important example of the Garden Suburb as developed in 
Australia. Its significance is summarised as follows: 
 

(i)   Daceyville is the first example of a Garden Suburb developed in New South Wales; 
(ii)   Daceyville is an important part in the evolution of the development of the Garden Suburb in Australia; 
(iii)   Daceyville is able to demonstrate “modern” design philosophy in response to the physical and social 

conditions of the 19th Century inner cities in Australia; 
(iv)   Daceyville is an important step in the development of Garden Suburb Principles and their application 

in the development of Australian cities and suburbs; 
(v)   Daceyville is a relatively homogenous federation period of social housing development; 
(vi)   Daceyville contains the first cul-de-sac layout designed by a public authority in Australia; 
(vii)   Daceyville provides important evidence on the development of the City of Botany Bay; and 
(viii) Daceyville was designed as a serviced suburb, having community facilities located within distance of 

residential amenities. 
 
The Daceyville Garden Suburb is considered to be one of the most important urban areas in Australia. The 
report ‘Daceyville Garden Suburb a report for Daceyville Heritage Conservation Area within its Historical 
Context’ dated 2002 contains additional information on the history of Daceyville and is available from Council.  
 

Objectives 
 

O1 To retain the significance of the Heritage Conservation Area;  
 

O2 To retain the historically based subdivision patterns of the Heritage Conservation Area; and  
 

O3 To ensure that subdivisions or site amalgamations will not lead to adverse impacts on the 
curtilages or settings of significant buildings. 

 
 

Controls  
 

C1 Development is to be designed so that it has no adverse impact on a Heritage Conservation Area 
or its setting or curtilage. 
 

C2 The predominant historical pattern of subdivision and lot sizes is to be retained. Subdivision or 
amalgamation will not be permitted where the setting or curtilage of buildings on or adjoining 
the site would be compromised. A Heritage Impact Statement or a Conservation Management 
Plan will be required to be lodged with the Development Application for subdivision. 
 

C3 Where lots are amalgamated, the demolition of significant items on the original lots will not be 
permitted. 
 

C4 Public lanes and public pedestrian passageways are not to be amalgamated with private land. 
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3B.4.2.1 Building Location and Built Form 
 
This section applies to additions and to infill or replacement development, hereafter nominated as new 
development.  
 
The siting and alignment of buildings are important characteristics of Daceyville. In most streetscapes there is 
a consistent pattern of similar setbacks from the street and from side boundaries. Good development results in 
new structures that complement and enhance the existing character of the area. 
 
Compared with significant items, there is greater scope for design flexibility with new buildings or additions to 
non-contributory buildings provided the proposed work would not detract from the significance or character of 
the streetscape or the Heritage Conservation Area generally. Where alterations or additions are not visible 
from the street or other public places, the style is less important; for example, a contemporary design may be 
appropriate for a new detached pavilion to the rear of an existing house. 
 
The height, bulk and scale of new development have the potential to adversely affect the amenity of private 
and public lands. The controls are designed to ensure that the scale and bulk of new building is compatible 
with site conditions and the desired future character of the Heritage Conservation Area. 
 

Objectives  
 

O1 To ensure that the siting, levels, and front, side and rear building setbacks of additions and infill 
development continue the established historical pattern of development;  
 

O2 To locate front, side and rear building alignments of infill development to ensure good aspect 
and orientation of indoor and outdoor living areas and the retention of existing trees; 
 

O3 To encourage the retention or creation of useful open space at the rear of sites; 
 

O4 To protect existing significant trees; 
 

O5 To retain the patterns of height, bulk and scale distinctive to individual streetscapes and 
the HCA; 
 

O6 To protect existing views and vistas from streets and other public places; 
 

O7 To provide additional views and vistas from streets and other public places when opportunities 
arise; 
 

O8 To minimise over-shadowing of private and public open spaces; and 
 

O9 To achieve external materials, finishes and colour schemes appropriate to the context. 
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Controls  
 

Building Location 
 

C1 Where there are uniform levels or setbacks within the streetscape, infill development is to be 
consistent with the levels and setbacks of the adjoining buildings. 
 

C2 Where front building setbacks vary: 
 
(i)    If there is a dominant pattern adjoining, new development is to align with that pattern; 
(ii)    If there is an existing stepped pattern, new development is to align with that pattern; 
(iii)    Transitional front setback between adjoining properties; 
(iv)    If there is no predominant pattern, new development is to align with the existing adjoining 

development; 
(v)    The proposed development is to be compatible in scale to that of surrounding development; 
(vi)    A transitional setback between the properties on either side; or 
(vii)    If new development occurs on a corner site, it is to be built up to the street alignments to 

define the corner unless this interferes with views to or from the public domain or is in 
inconsistent with the streetscape or precinct, or inhibits the visibility of and for pedestrians or 
vehicles. 

 
C3 Where adjoining buildings have been aligned to face a view rather than the street, new 

development is to adopt this orientation. 
 

C4 The proportion of site cover is to be no greater than that of adjoining properties. 
 

 
 

Carports and Hardstands 
 

C5 Suitably designed lightweight, carports are permitted to the side of early Garden Suburb housing, 
provided they are located behind the front building setback and only where they are designed and 
constructed so as to not have a negative impact on the character of the early Garden Suburb 
house. 
 

C6 Hardstands are only permitted in front of the front building setback where Council deems that they 
are designed with minimal negative impact on early garden suburb design features that may be 
found in the front yard. For example, tinted paths, plinths, and trees. 
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Building Height, Form, Bulk, Scale and Character 
 

C7 The character of new development is to be consistent with the height, bulk, scale, dominant roof 
forms, ridge line and building envelope of the HCA.  
 

C8 The bulk of new buildings should be distributed to minimise overshadowing of adjoining 
properties. In circumstances where the infill site adjoins a prominent building or a building of 
excessive height or intrusive design, conformity is not appropriate. 
 

C9 Storey heights must conform to those of adjacent significant buildings and comply with BBLEP 
2013. 

 
 
 

Materials, Finishes and Colours 
 

C10 Materials, finishes, textures and colours must be appropriate to the building type and style and 
HCA. 
 
Note: They must be similar to, but should not copy, the characteristic materials, finishes, textures 
and colours of the significant buildings within the streetscape. Contemporary materials may be 
used where their proportions, detailing and quantities are consistent with the existing and Desired 
Future Character of the precinct.  
 

C11 External detailing, colour and finishes must minimise the apparent bulk of new development. 
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3B.4.2.2 Fences, Gates and Retaining Walls 
 
Carefully designed fences and walls help to integrate developments into the existing streetscape. Tall blank 
fences facing the street are particularly unsympathetic as they separate the house from the public domain and 
have an adverse impact on the streetscape and the Heritage Conservation Area. 
 

Objectives  
 

O1 To protect against the introduction of front fencing;  
 

O2 To promote the re-instatement of appropriate side post and wire mesh fences;  
 

O3 To prohibit out-of-scale or inappropriately designed fencing; and 
 

O4 To maintain the existing design and character of post boxes. 
 

 

Controls  
 

Fences 
 

C1 The introduction of front fences is not permitted.  
 

Note: Front timber and mesh wire fences are permitted along Gardeners Road and must maintain 
a consistent height.  
 

C2 Existing timber and mesh wire fences (front, rear and side fences) must be retained.  
 

C3 The replacement or re-instatement of rear fences must be consistent with the scale and materials 
of adjoining properties.  
 
Note: Such fences typically consist of paling style fence of timber materials with a maximum 
height of 1.8 metres.  

 
 
 

Letterbox  
 

C4 The introduction of various styles of letterboxes is not permitted.  
 

C5 Designs must be similar to Figure 24. 
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Figure 24 - Examples of Original Letterboxes 
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3B.5 Ground Floor Additions to Dwelling Houses 
 
This section applies to ground floor additions to dwelling houses on a Heritage Item or in a Heritage 
Conservation Area.  
 
Maintaining the character of the streetscape is important in maintaining the integrity of a Heritage Item and a 
Heritage Conservation Area. Maintaining the scale of development relative to the street and adjoining 
properties is one way of maintaining heritage values. Appropriate additions can be achieved for single-storey 
dwellings through additions at the rear or side at ground level. 
 

Objectives  
 

O1 To establish suitable building envelopes for additions to single-storey whether row, semi-
detached, terraced buildings;  
 

O2 To ensure that the front elevations, façades and roof forms are not disturbed by inappropriate 
ground floor additions; and 
 

O3 To maintain key rooflines. 
 

 

Controls  
 

C1 Design features and materials on the front and side elevations, which are visible from the street 
must not disturbed.   

 
C2 Ground floor additions must be sited to the rear or to any non street-fronted elevations. 

 
Note: Extensions, alterations and additions to the front elevations of Heritage Items are 
discouraged, as they disrupt the established pattern of development within the street. 
 

C3 Ground floor additions must not project beyond the established building lines of the building. 
  

C4 Ground floor additions must be consistent with the existing scale and form of the building and 
surrounding area (refer to Figure 25 to Figure 30). 
 

C5 The form, character, treatment and materials must be incorporated into the design of the ground 
floor addition. 
 
Note: Complementary designed alterations/extensions shall be permitted.  
 

C6 Wing additions to the side or rear of a property should avoid disrupting street elevations.   
 
Note: Wing additions should complement the main rooflines, and not dominate the existing roof.  
Relief may be achieved by setting back the extension or by projecting it forward. 
 

C7 A verandah addition should be used to sympathetically relate a new addition to an existing house, 
whilst also relieving bulk. 
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 Figure 25 - Skillion addition located to the rear of 
a single-storey dwelling. 

 
 Common type of addition with its own lower 

distinctive roof plan.  
 Maintains similar building height, where it adjoins 

host building. 
 Does not go beyond the established building lines. 
 Suitable for all lot types. 

 
 

 

 Figure 26 - Hipped addition located to rear or 
side of dwelling. 

 
 Common form of rear addition. 
 Retains lower independent hipped roof plan.  
 Lower wall height to host building. 
 Maintains established building line.  
 Suitable for detached buildings, or corner lots. 
 

 

 Figure 27 - Hipped addition located to rear or 
side of dwelling. 

 
 Common form of rear addition. 
 Retains lower independent hipped roof plan.  
 Lower wall height to host building. 
 Maintains established building line. 
 Suitable for detached buildings, or corner lots. 

 

 

 Figure 28 - More complex rear addition 
 
 Complex half-hipped roof plan, can only be 

facilitated where the addition does not negatively 
impact on the elevations to which it is attached.  

 Where possible impacts arise, Figures 25 to 27 
should be considered. 

   

 

 Figure 29 - More complex rear addition 
 
 Maintains established building alignment. 
 Care must be taken that this does not occur to the 

front or street facing elevation.  
 Roof ridge height must not exceed ridge height of 

host building. 
 Can be located on corner lots. 
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 Figure 30 - Multiple additions, which can be 
facilitated to rear or side elevation 

 
 This addition brings uniformity of character to the 

host building as it mirrors an existing projection 
within the building plan. 

 Typical skillion addition, which is subservient in 
scale to the heritage building. 

 Must not impact on significant elevations 

 

 

 Figure 31- Multiple additions, which will only 
permitted where it does not impact on the 

heritage significance of the building. 
 
 This addition extends beyond the established 

building line and will only be permitted under 
exceptional circumstances. 

 

 

 

 

 
Figure 32 - Links can be used to 
connect the host building to the 

additions 

 Figure 33 - A ground floor addition 
having skillion verandah attached. 
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3B.6  First Floor Additions to Dwelling Houses   
 
This section applies to first floor additions to dwelling houses on a Heritage Item or in a Heritage Conservation 
Area. 
 
There are many two-storey Heritage Items within the City of Botany Bay, which include residential and 
commercial properties.  First floor additions to single-storey Heritage Items pose special design problems.  
First floor additions and extensions will only be considered by Council in streets that currently have a mix of 
one and two storey developments.  First floor additions should be undertaken at the rear of properties and by 
conserving existing rooflines and roof patterns. 
 

Objectives  
 

O1 To ensure that first floor additions and extensions are designed and sited appropriately so as to 
complement the architectural merit and heritage significance of the dwelling and surrounding 
area;  
 

O2 To conserve and maintain the main roof-plan characteristics  through conserving rooflines, roof 
forms and roof volumes; and 
 

O3 To conserve the character of streetscapes by maintaining the single-storey nature of residential 
areas and only permitting first floor additions in those areas that have a pre-existing mix of one 
and two-storey developments. 

 
 

Controls  
 

C1 First floor additions are only permitted in areas or streets that have a pre-existing mix of single 
and two-storey developments.  
 

C2 New additions must maintain the perceived scale and character of the building and the immediate 
streetscape. 
 

C3 First floor additions must be located at the rear or side of properties. 
 

C4 Additions shall always be located behind the main gable or hipped roof feature of the street 
frontage. 
 

C5 First floor additions are only permitted where they incorporate a transition (in the form of a link) 
from the single-storey scale of the original building (host building) to the two-storey scale of the 
new structure at the rear (refer to Figure 34). 

 
Note: Transitions between single and two-storey extensions may be achieved through using the 
roof plan, which steps up progressively, or spaces or voids, which help to separate building 
elements with different height. 
 
Note:  Alternatively, additions should be sited within the roof space.  
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C6 The height of an addition or extension must be below the ridgeline of the roof of the existing 
building. 
 
Note: The height of the wall of an extension, alteration or addition to the rear of a two or three-
storey terrace must be below the gutter line of the main roof of the existing building. 
 

C7 First floor additions must adopt the roof pitch of the original building and be in the form of a gable 
end. 
 

C8 First floor additions must: 
 

(i) Not dominate or otherwise adversely compete with the form, height, proportions and the scale 
of that part of the building, which is to be retained; 

(ii) Not reproduce or match a building which in terms of its height, bulk, scale and detailing is 
inappropriate to the heritage character of the area; 

(iii) Retain traditional solid to void ratios on elevations visible from the public domain; 
(iv) Not employ large areas of glass on the upper level; 
(v) Be designed to minimise or avoid an adverse impact on neighbouring properties in terms of 

overlooking, loss of sunlight and ventilation; and 
(vi) Not extend beyond the established building lines in a group or row of terraces. 

 
C9 Dormer windows are not permitted in the primary roof fronting the street for single storey terraces 

and row houses unless it forms part of the original design of the building typology. 
 

C10 Where suitable roof space is available, additional floor space can be accommodated as attic 
rooms providing the dwelling meets with relevant habitation requirements.  

 
 

 
Terraces, Row Houses and Semi Detached Dwellings  

 
C11 First floor additions are unsuitable for single-storey terraces or row houses.  Additions to these 

buildings should be undertaken at the rear of properties or within roof spaces. 
 

C12 Extensions, alterations and additions to a terrace, which is one building within a terrace, shall be 
designed with regard to the overall balance of the group in terms of height, alignment, form, scale 
and architectural character. 
 

C13 Any alteration and addition to an identical semi or terrace building must recognise it as being one 
pair or group of similar, identical or complementary buildings and be carefully integrated with the 
building to which it is attached, both in its present form and on the assumption that the owner may 
wish to undertake extensions in the future.  
 

C14 First floor additions to semi-detached dwellings or terraces, which have not been appropriately 
setback, will not be permitted due to the negative impact it creates on both buildings and the 
streetscape character.  

 
Note: Single-storey extensions sited to the rear of the property shall be considered a more 
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appropriate development option for such buildings. 
 

 
 

 
Workers Cottages 

    Inter-War workers cottages located on small lot subdivisions. 
 

C15 First floor additions are permitted to the rear of worker cottages if the addition is appropriately set 
back from the street.  
 
Note: Good design techniques must be employed to ensure that the addition does not dominate 
the original building.  

 
 

 
Figure 34 - Example of First Floor Addition 

 
 

 

 

 
 

 

Note:  How a first floor addition has been placed to the rear of the building, below the ridgeline of 
the original roof. A dormer window has also been inserted to the front plane of the roof plan.  This 
is deemed inappropriate and will not be permitted for elevations, which front the street. 
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Figure 35 - Example of Unsuitable First Floor Additions 
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3B.7 Development in the Vicinity of Heritage Items or Heritage 
Conservation Areas 

 
This section applies to sites that adjoin or are in the vicinity of a Heritage Item or a Heritage Conservation 
Area. It provides controls to ensure that new work is sympathetic to the heritage significance of nearby 
Heritage Items or an adjoining Heritage Conservation Area. 
 
The following objectives and controls aim to ensure that new and infill development complements and is 
sympathetic to Heritage Items by establishing urban design principles that need to be taken into account for 
protecting the settings of Heritage Items and the character of the streets in which they are located.  
 
3B.7.1 General Requirements 
 
Various terms such as, massing, scale, proportion, rhythm, symmetry and articulation are used to describe a 
building’s architectural style and form. Buildings with consistent massing, scale and siting play an important 
part in the definition of streetscapes and the underlying character of an area.  
 
The heritage significance of Heritage Items and Heritage Conservation Areas can be affected by inappropriate 
development on adjoining lots or in the vicinity of a Heritage Item where there are changes in the pattern and 
scale of development within a street. According to the NSW Heritage Office’s definition vicinity may be 
understood to mean surroundings, context, environment or vicinity of a Heritage Item. 
 
Where new or infill development is proposed, and it is in the vicinity of a Heritage Item, consideration must be 
given to the potential impact of that development on the Heritage Item.  
 

Objectives  
 

O1 To ensure infill or new development respects the character of an adjoining, adjacent or nearby 
Heritage Item or Heritage Conservation Area; 
 

O2 To encourage simple roof forms consistent with maintaining the context of Heritage Items and 
Heritage Conservation Areas; 

 
O3 To ensure that new development, or additions and alterations to existing development reflect the 

scale, height, proportion, and setbacks of adjoining Heritage Items or the Heritage Conservation 
Areas; 

 
O4 To conserve and maintain established setbacks of streets on which Heritage Items and Heritage 

Conservation Areas are located, by ensuring that adjoining developments maintain similar front 
and side setbacks; 
 

O5 To ensure that new development, or alterations and additions are located so that they do not 
impact on the setting, streetscape or views associated with any Heritage Item or item within a 
Heritage Conservation Area; 

 
O6 To ensure that the introduction of fencing for new and/or infill development does not detract from 

the heritage significance of adjoining Heritage Items or Heritage Conservation Areas; 
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O7 To ensure that a new development is compatible with and does not overwhelm the Heritage Item 

or Heritage Conservation Area; and 
 

O8 To ensure that the bulk, scale, proportion and detailing of facades of new and infill development 
are compatible with adjoining Heritage Items or Heritage Conservation Area. 

 
 

Controls  
 

General  
 

C1 New development in the vicinity, (nearby, adjoining or adjacent) of a Heritage Item or a 
Heritage Conservation Area must be designed to maintain the setting and the character of the 
street in which it is located.  

 
Note:  A preferred approach is to design new buildings in a contemporary manner, which is 
sympathetic to the surrounding area, and to the Heritage Item or Heritage Conservation Area to 
which it is nearby, adjoining or adjacent to.  

 
C2 New development should be consistent in scale with the Heritage Item or Heritage 

Conservation Area. 
 
Note: To prevent changes in the scale of development, the building height of the Heritage Item 
or Heritage Conservation Area should be used as a benchmark for the maximum achievable 
building height of the proposed new development.  
 

C3 Parking facilities and driveways must be designed and located so as not to dominate the 
character of the street. 
 

C4 The design and siting of new work must compliment the form, orientation, scale and style of a 
Heritage Item or Conservation Area in the vicinity of the site. 
 

C5 Adequate space must be provided around the Heritage Item or Heritage Conservation Area in 
order to maintain significant or historic public domain views to and from the Heritage Item or 
Heritage Conservation Area. 
 

C6 Original or significant landscape features that are associated with the Heritage Item or Heritage 
Conservation Area and which contribute to the setting must be retained. 

 
 

 
Design / Form 

 
C7 New development must adopt the same eave lines, height of floors, stringcourses and rooflines 

(pitches and eave overhangs) of the Heritage Item or Heritage Conservation Area in the vicinity. 
 

Note: New or infill development must not match the existing Heritage Item, but rather 
sympathetically interpret the façade elements of the adjoining Heritage Item and the pattern of  
development within the street.  
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C8 The proportion and spacing of door and window openings of new development shall relate to 

those of adjoining historic buildings.  
 

C9 The siting of new development shall not affect the structure of, or otherwise cause physical 
damage to any Heritage Item. 

 
 

 
Height  

 
C10 Notwithstanding the maximum height limit under Botany Bay LEP 2013, new or infill development 

shall not exceed the height of an adjoining, adjacent or nearby Heritage Item.   
 

C11 Where the Heritage Item is single-storey or where buildings in the Heritage Conservation Area are 
predominantly single-storey, new development must also be single-storey.  
 

C12 Where a Heritage Item or a majority of buildings in the Heritage Conservation Area are two 
storey, new or infill development in the vicinity may also be two-storeys. 
 

C13 Any new development or additions, which have a negative impact on the character of the 
streetscape or a Heritage Item, will not be permitted. 

 
 

 
Colours 

 
C14 New development shall incorporate the use of colours and materials that are recessive (i.e. not as 

prominent) so that they do not visually dominate the Heritage Item or a Heritage Conservation 
Area.  
 
Note: Darker colours and simple façade treatments can assist in minimising the visual impact of 
new development. 

 
 

 
Roof 

 
C15 The roof shape and materials of new development or existing development shall relate to 

adjoining or nearby heritage buildings (refer to Figure 36). 
 

C16 New developments that utilise a variety of roof forms such as gabled or hipped roof plans are 
encouraged. 
 

C17 Materials and finishes used in the roof plans of new developments should be sympathetic in 
character to that of the Heritage Item or Heritage Conservation Area. 

 
 

 
Landscaping 
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C18 New landscaping shall be compatible with the character of surrounding heritage buildings. 
Planting of indigenous species is required. 
 

C19 Landscaping must be designed to minimise the visual appearance of new development to reduce 
its impact of the Heritage Item or Heritage Conservation Area. 

 
 

 
Setbacks and Orientation  

 
C20 New development must be sited to reflect the front and side setbacks and predominant orientation 

of Heritage Item or Heritage Conservation Area in the Vicinity and the established pattern of 
setbacks within a street or precinct.  
 
Note: Where there is a variation in the front setbacks within a street, the prevalent pattern of 
setback along the entire length of the street should be used to determine the appropriate front 
setback.  
 

C21 Building encroachments within existing side setbacks defined by existing building lines are not 
permitted. 
 

C22 A reduction of front and side setbacks is not permitted for development adjoining a Heritage Item 
within an R2 Low density Residential zone. 
 

C23 New buildings or alterations and additions to existing buildings should be orientated to relate to 
existing Heritage Items and should not be oriented across sites contrary to the established 
pattern. 

 
 

 
Fences 

 
C24 Fences and gates for new or infill development should be contemporary, simple and compatible in 

style and in materials by making reference to adjoining Heritage Items (refer to Figure 37). 
 

C25 All front fences for new or infill buildings shall not exceed a height of 1.2 metres, except where it is 
to continue an existing pattern of period fences. 
 

C26 The exact reproduction of traditional fence styles is not permitted for new or infill development.  
 

C27 Solid metal panel (colorbond / corrugated steel) is not permitted in any type of development which 
fronts the street. 
 

C28 Materials, height, colour, texture, design, rhythm of bays and openings should be considered in 
the design of fencing. 
 

C29 Where a property or neighbourhood typically did not have front fencing, new fencing should not 
be introduced. 
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Figure 36 - Roof Profiles of Heritage Items and Items in Heritage Conservation Areas 

 
 
 
 
 
 
 
 

Above: Buildings maintain a consistent roofline and building height. 
 
 
 
 
 
 
 
 
 

Above: New additions should be placed within the roof and eave line of a Heritage Item as 
this maintains the items scale and conserves the setting. 

 
 
 
 
 
 
 
 
 

Above: The two-storey house, located in the middle of the above diagram is not in scale with 
neighbouring Heritage items. This results in introducing different roof forms and dominates 
the street. 
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Figure 37 - Example of a Contemporary Fence Suitable for Use Next to Heritage items 
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3B.8   Aboriginal, Archaeological and Environmental Heritage  
 

3B.8.1 Aboriginal Heritage 
 
The National Parks and Wildlife Act 1974 (NP&W ACT) and also the National Parks and Wildlife Amendment 
Act 2001 provide for the protection of Aboriginal objects and Aboriginal places. Aboriginal heritage sites are 
part of the living culture of the Aboriginal people.  They may include Aboriginal objects, burial sites, and places 
and landscapes, engraving sites, natural sacred sites features rock art or that are meaningful to Aboriginal 
people.  
 
A place of Aboriginal heritage significance is a place that has the physical remains of pre-European occupation 
or is of contemporary significance to Aboriginal people.  
 
When applying the development controls and objectives in this Part, you will need to identify if your proposal is 
for: 
 

 Development on an identified or potential archaeological site; 
 Development on an Aboriginal or potential Aboriginal Heritage site; or 
 An environmentally significant habitat area that may be affected by the Environment Protection and 

Biodiversity Conservation Act 1999. 
 

Objectives  
 

O1 To conserve places, landscapes, objects and relics with cultural significance to the Aboriginal 
people; and 
 

O2 To ensure that potential objects and relics with significance to the Aboriginal people are protected. 
 

 

Controls  
 

C1 The Office of Environment and Heritage (OEH) is responsible for the Conservation of Aboriginal 
sites. All development affecting or potentially affecting any Aboriginal objects found during the 
development of land within the City must be the referred to the Office of Environment and 
Heritage (OEH).  

 
C2 A Heritage Impact Statement considering the potential impact of development to a place of 

Aboriginal significance is to be submitted to Council prior to the granting of an approval to 
undertake any development of a known or potential Aboriginal place of heritage significance  

 
Note: Refer to the Office of Environment and Heritage (OEH) regarding any sites or potential 
sites of Aboriginal or archaeological significance for information and advice on the procedures to 
follow. 

 
Applicants need to be aware that places of social or cultural significance to Aboriginal people 
could be disturbed during the development of land. Should this occur, works should cease and 
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the Aboriginal Heritage Unit of the Office of Environment and Heritage (OEH) is to be notified 
immediately to preserve the find and investigate further the places’ significance.  
 
Where there is the potential for places of Aboriginal significance to be disturbed, applicants 
should consult the local Aboriginal community and refer to the OEH Aboriginal Heritage 
Information Management System (AHIMS) which records all known sites.  
 
Because many aspects of Aboriginal heritage relates to Aboriginal objects and objects that may 
be buried, applicants are required to abide by the provision as set out in Part 6 of the National 
Parks and Wildlife Act 1974. 
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3B.8.2 Archaeological Heritage 
 
Archaeological sites are important resources which may contain significant information about the past. They 
are important as they often provide physical evidence that match or help understand the documentary 
evidence about the past.   
 
Archaeological relics and sites play an important part in understanding the history and heritage of the City of 
Botany Bay. Under the provisions of the NP&W Act, individuals are required to conserve archaeological sites 
prior to their excavation and are also responsible for conserving any relics of archaeological significance that 
may be found during the development of land.  
 
In Australia, historical archaeology is generally concerned with the period from 1788 onwards. Historical 
archaeological sites most commonly consist of the remains of domestic or industrial structures, bridges, old 
foundations, embankments, walls, drains, paths or roads. As historical archaeological sites can be located 
almost anywhere, controls and policies need to be place to retain and conserve these sites where possible. 
 
The types of place or item studies by historical archaeologists include:  
 
• Archaeological sites: below ground evidence including building foundations, occupation deposits, features 

and artefacts and above ground evidence, including buildings, works, industrial structures and relics that 
are intact or ruined.  

 
• Cultural landscapes: areas of land that display evidence of human activity or occupation. 
 
• Maritime sites: shipwrecks, deposits and structures associated with maritime activities. These sites are 

usually investigated by maritime archaeologists.  
 

Objectives  
 

O1 To ensure the protection and conservation of archaeological or potential archaeological sites;  
 

O2 To conserve any relic discovered during the development of land within the City of Botany Bay; 
and 
 

O3 To ensure the appropriate management of an archaeological site, once its significance has been 
established. 

 
 

Controls  
 

C1 Where the development of a known or potential archaeological site involves the disturbance 
of the surface of the site, Council will notify the NSW Heritage Council for the purposes of 
seeking a comment on the development proposal. 
 

C2 Council is responsible for issuing building and development consent to proposals, and as 
such may require that an archaeological assessment of a site be carried out. Archaeological 
assessments can take the form of Environmental Impact Statements, Heritage Studies and 
Conservation Management Plans. 
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C3 Where it can be reasonably expected that archaeological ruins may exist on a property, the 
significance of that site should be established prior to disturbance of the place. 
 

C4 Design and location of new works should not detract from on the inherent significance of the 
site.  
 

C5 Disturbance of below ground relics should be minimised. 
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3B.8.3 Environmental Heritage (Including Bio-Diversity) 
 
The City of Botany Bay has some of the most significant artificial environmental heritage areas in the Sydney 
Metropolitan Region, known as the Botany Wetlands.  The Wetlands are the habitat of the Green and Golden 
Bell Frog, which is an endangered species. 
 
Note: Should archaeological relics or remains be found during the course of excavation or construction works, 
all works must cease and Council must be notified, together with the NSW Heritage Office, such works will not 
resume until an assessment of the archaeological find is complete and a determination from the relevant 
bodies is received. 
 

Objectives  
 

O1 To ensure that significant habitats and ecosystems are conserved; and 
 

O2 To ensure that all development takes account of State and Commonwealth requirements for 
protecting endangered species, ecological communities and Bio-diversity. 

 
 

Controls  
 

C1 Compliance with the heritage provisions of the Botany Bay Local Environmental Plan 2013. 
 

C2 Any proposed development works must comply with the Part 3M - Natural Resources. 
 
Note: Refer to Part 3M - Natural Resources for further information regarding the protection 
of environmental heritage (biodiversity). 
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3C.1.  Introduction 
 
In Australia, approximately 20% of the population identifies as having a disability. The lack of access to 
buildings, facilities and the built environment is not just an issue for people with disability; it can be an issue for 
the general community including parents with prams and older people with declining sensory capacity or 
mobility. Considering Australia’s ageing population, and particularly as the City of Botany Bay's demographic 
profile indicates an ageing population, it is important that access issues are identified and addressed at the 
Development Application (DA) stage of development. Furthermore, providing inclusive access to public and 
commercial services, facilities and related infrastructure is good for business as it does not restrict or exclude 
potential customers.  
 
Access provisions respond to fundamental human rights and social justice. The Disability Discrimination Act 
(DDA) was implemented in 1992. 
 
The objects of this Act are: 
 

‘(a) to eliminate, as far as possible, discrimination against persons on the ground of disability in the 
areas of: 

(i) work, accommodation, education, access to premises, clubs and sport; and 
(ii) the provision of goods, facilities, services and land; and 
(iii) existing laws; and 
(iv) the administration of Commonwealth laws and programs; and 

(b) to ensure, as far as practicable, that persons with disabilities have the same rights to equality 
before the law as the rest of the community; and 

(c) to promote recognition and acceptance within the community of the principle that persons with 
disabilities have the same fundamental rights as the rest of the community.’ 

 
Further information about the DDA is available at: www.humanrights.gov.au  and www.comlaw.gov.au 
 
Traditionally, the lack of physical access has related to the inequities faced by people with physical disability. 
As our population ages the need to provide "universal" or “inclusive” access for all of the community has 
become even greater. Access provisions benefit everyone at some stage of their life. Whether someone has a 
permanent mobility disability, is vision or hearing impaired, is a parent of a young child, is aged or is adversely 
affected by health or medical conditions, permanently or temporarily, many people in our society rely on, or 
require, equitable physical access.  
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3C.1.1    Legislative Framework  
 
Council has an obligation under the Environmental Planning & Assessment Act 1979 (the Act) to consider the 
provision of accessibility for people with disability when assessing development applications. The objectives of 
the Act include the promotion of the equitable access and inclusive participation of the community and this 
may be achieved through the provision of accessible and adaptable housing as well as improvements within 
the public domain.  
 
The Commonwealth Disability Discrimination Act 1992 (DDA) makes it unlawful to discriminate against people 
with disability in all areas of public life, including access to and the use of buildings and places. This has meant 
that development approved by Council, although able to comply with the Building Code of Australia (BCA), 
may not provide sufficient access under the DDA and may result in the owner/developer being subject to 
disability discrimination complaints to the Australian Human Rights Commission (AHRC).  
 
The BCA contains provisions related to access for people with disability. The BCA, however, does not require 
access for people with disability to all buildings, nor to all parts of a building. The BCA was amended to reflect 
the Disability (Access to Premises – Building) Standards 2010 (referenced as the Premises Standard 
throughout this Part).  
 
The purpose of the Premises Standards is to both: 

 
(i) Provide for equitable and dignified access to new buildings and those areas of existing buildings 

that undergo renovation or upgrade that requires a building approval; and 
(ii) Provide greater certainty to people and organisations involved in the design, construction, 

certification and management of buildings in relation to the level of access required in the 
buildings covered by the Premises Standards. 

 
A list of Australian Standards referenced by the Premises Standards within Parts D3, E3.6 and F2.4 of the 
BCA includes: 
 
 AS1428.1 (2009) Design for Access and Mobility  
 AS1428.4.1 (2009) Tactile Ground Surface Indicators  
 AS2890.6 (2009) Off-Street Parking for People With Disabilities  
 AS1735.7 (1998) Stairway Lifts  
 AS1735.8 (1986/Amdt 1 -1989) Inclined Lifts  
 AS1735.12 (1999) Lifts, escalators and moving walks – Facilities for persons with disabilities 
 AS1735.14 (1998) Lifts, escalators and moving walks - Low-rise platforms for passengers  
 AS1735.15 (2002) Lifts, escalators and moving walks - Low rise passenger lifts – Non-automatically 

controlled 
 AS1735.16 (1993) Lifts, escalators and moving walks - Lifts for persons with limited mobility — 

Restricted use — Automatically controlled  
 
The Premises Standards apply to:  
 Class 1b buildings being:  
 A new building with one or more bedrooms used for rental accommodation; or  
 An existing building with four or more bedrooms used for rental accommodation; or  
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 A building that comprises four or more single dwellings that are:  
 On the same allotment, and  
 Used for short-term holiday accommodation.  

 Class 2 buildings including:  
 A new building that has accommodation for short-term rent; or  
 An existing building that has accommodation for short-term rent only where the original building 

was approved for construction after 1 May 2011.  
 Class 3 and 5 - 10 buildings.  

 
Notes: 

 Under the BCA, all Class 2 buildings (residential apartment buildings) are captured under the 
requirements for access for people with a disability, not just those used for short-term rental 
accommodation.  

 For all new buildings, it is expected that the BCA, Premises Standards and Table 1 of this Part, will be 
fully complied with. 

 
The Premises Standards do not apply to free standing private dwellings (Class 1a), residential apartment 
buildings approved for construction before 1 May 2011 (Class 2) or a dwelling in a Class 5,6,7,8, or 9 building 
(Class 4).  
 
Notes: 

 Under the BCA, all Class 2 buildings (residential apartment buildings) are captured under the 
requirements for access for people with a disability, not just those used for short-term rental 
accommodation.  

 For change of use applications and applications involving existing buildings, only the new extension or 
modified part of the building are affected by the Premises Standard, if development or building approval 
is required. However the requirements in Table 1 of this Part may still apply. 

 
Council’s access requirements under Table 1 in this Part may include a different level of technical access than 
is required under the Premises Standards.  It is the responsibility of the applicant to ensure the development 
meets the requirements of the relevant controls. Council’s Development Application Guidelines may require a 
BCA compliance report to be submitted with a Development Application.  
 
Notes: 

 Where the access requirements for a particular development type do not comply with the BCA and 
Table 1 of this Part, Council may refuse the development application based on non-compliance with the 
DCP.   

 In instances where a particular development type is covered by both Table 1 of this Part and the 
Premises Standards, the greater level of compliance prevails to the extent of any inconsistency.  
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3C.1.2  Requirements for Submitting a Development Application 
 
The development application must be accompanied by a report prepared by an appropriately qualified and 
experienced person detailing that the Development Application meets the requirements outlined in this plan. 
 

3C.1.3 General Objectives 
 

 
O1 To ensure that dignified, equitable and safe access is provided to and within new buildings and 

facilities for people with a disability; 
 

O2 To encourage existing buildings and associated spaces to be upgraded to provide access for 
people with a disability. 

 
 
 
 
 
 
 

P a g e  | 5 

Part 3C - Access & Mobility                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   



 
 

3C.2 Access, Mobility and Adaptability  
  
Objectives 
 

O1 To encourage upgrading of existing buildings to provide access for all people; 
 

O2 To ensure that the range of housing opportunities available for people with disability or other 
special mobility needs is representative of the local population in terms of access, size, location, 
orientation and general amenity of accommodation; and 
 

O3 To encourage consideration of access and mobility issues early in the design process. 
 

 

Controls  
 

General  
 

C1 All new development must comply with Table 1 of this Part.  A statement of consistency must be 
included with the statement of environmental effects indicating how the development provides 
access for people with disability in accordance with Table 1.  
 

C2 Vehicle parking for people with disability must be provided in the manner described in Table 1 of 
this Part. A statement of consistency must be included with the statement of environmental effects 
for a development application that requires the provision of access for people with disability in 
accordance with Table 1. 
 

C3 All development, including community events, must comply with the provisions of the Disability 
Discrimination Act 1992, BCA, the Premises Standards and the relevant Australian Standards. 
 

C4 All residential development must comply with AS4299 - 1995 Adaptable Housing for those 
developments required to provide adaptable housing.  

 
Note: 
Adaptable housing is encouraged in all housing types, including dwelling-houses (single 
dwellings) and dual occupancies. 
 

 
 
Unjustifiable hardship 

 
C5 In the case of development applications for alterations and additions to existing premises, or 

development applications for change of use of existing premises, a statement of unjustifiable 
hardship (included with the statement of environmental effects) is required to justify non-
compliance with Table 1 of this Part.  
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Note:Development applications for new premises will comply with the provisions of Table 1 of this 
Part.  Accordingly, the statement of unjustifiable hardship process does not apply to applications 
for new premises.  

 
C6 If the access requirements under the Premises Standards cannot be met for reasons that it would 

impose unjustifiable hardship, an application to the Building Professionals Board’s Access 
Advisory Committee may be necessary. Part 4 of the Premises Standards outlines all the relevant 
circumstances that must be taken into account in determining whether compliance with the 
Premises Standards would involve unjustifiable hardship.   
 
The statement of unjustifiable hardship submitted to Council must be included with the statement 
of environmental effects for a development application.  
 
More information on the Building Professionals Board’s Access Advisory Committee can be found 
at http://bpb.nsw.gov.au/legislation-regulation/apply-unjustifiable-hardship and Section 11 of the 
Disability Discrimination Act 1992. 

 
 

 
Access Management Plan 

 
C7 In cases where it may be difficult to physically configure an existing building or space so as to 

provide access for people with disability (as established through a statement of unjustifiable 
hardship in C5 above), Council may request that the applicant submit an access management 
plan as a means of helping to provide service to people who would be unable to gain access to 
the premises, or to identify how access to the premises will be progressively upgraded over time.  

 
C8 An access management plan submitted to Council must:  

(i) Identify the type of service (or operation) being proposed in the development application;  
(ii) Identify where the service would not be accessible in the proposed premises;  
(iii) Identify alternative methods of providing the service;  
(iv) If alternative (accessible) premises are proposed for providing the service, identify the 

arrangements that need to be put in place to ensure that those premises are able to be used;  
(v) Identify the methods by which the alternative service can be promoted to potential clients; 

and 
(vi) Identify what can be done over time (such as through a building upgrade plan) to improve the 

accessibility of the primary premises.  
 
Note: The above list is not exhaustive and additional matters will need to be addressed.  
 
Note:  Council may enter into a contract for large developments that are required to include 
vehicle parking with an allocation of accessible vehicle parking spaces for people with disability to 
enable Council to have “care, control and maintenance” of the accessible vehicle parking spaces. 
This will enable Council to police and allocate infringement notices if accessible vehicle spaces 
are misused and abused. 
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Table 1 - Access Requirements 
 
 

Access requirements for Class 1a and 10a of the BCA 
 

Development Types Statement of 
Consistency 

Adaptable 
housing 

General access 
requirements Accessible Parking 

Attached dwelling, dwelling 
house, secondary dwelling 

Nil Livable housing 
guidelines is 
encouraged for all 
Class 1a and 1b 
detached and semi 
detaching housing 
(including secondary 
dwellings) 

Encourage visitor 
access to the 
dwelling. 

Encourage compliance 
with AS2890 Part 6. 

 
 

Access requirements for mainly Class 2 
 

Development Types Statement of 
Consistency Adaptable housing General access 

requirements Accessible Parking 

Residential apartment 
buildings , conversion of non-
residential buildings into 
apartments, shop top housing, 
multi dwelling housing and 
live/work buildings 
 
(includes mixture of classes for 
those including commercial 
and industrial components)  

Statement of 
consistency lodged 
with DA 
(Refer to Controls 
C1 and C2 of this 
Part). 

In developments 
containing 10 or more 
dwellings, a minimum 
of 20% of the 
dwellings are to be 
adaptable dwellings 
designed in 
accordance with 
Adaptable Housing 
Australian Standard 
4299 Class B. 
 
Refer to AS4299 
Class B. 
 

Appropriate access 
for all persons 
through the 
principal entrance of 
a building and 
access to all 
common facilities.  
 
Refer to BCA and 
AS1428.1 

Half of the adaptable 
dwellings provided in a 
development are required 
to have allocated 
accessible resident 
parking, (e.g. 8 adaptable 
apartments requires a 
minimum of 4 accessible 
spaces.) 
 
At least 80% of these 
accessible spaces will be 
designed to AS4299 and a 
maximum of 20% of 
spaces complying with 
AS2890.6.  
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Access requirements for mainly Class 1b or 3 

 

Development Types Statement of 
Consistency 

Accessible 
Accommodation 

General access 
requirements Accessible Parking 

Hotels, motels, serviced 
apartments and boarding 
houses containing 
guests/tenants’ rooms 
 
Hostels and backpackers’ 
accommodation containing 
guests’ beds 

Statement of 
consistency lodged 
with DA 
(Refer to Controls 
C1 and C2 of this 
Part). 

Refer to Table D3.1 
of the BCA regarding 
the minimum 
requirements for 
accessible rooms and 
units. 
 
Hotels and motels will 
provide at least one 
accessible room or 
unit with an 
interconnecting door 
to a separate 
standard room.  
 
Accessible resident 
rooms and units are 
to comply with 
relevant Australian 
Standards 1428.1, 
BCA and AS1428.2 
with respect to 
furniture and fixtures 
within accessible 
rooms and units 
including an 
allowance for a queen 
sized bed and related 
circulation spaces 
around the bed. 

Access for all 
persons through the 
principal entrance 
and access to any 
common laundry, 
kitchen, sanitary or 
other common 
facilities in 
accordance with 
relevant Australian 
Standards 1428.1, 
1428.4.1 and lifts 
where provided.  
 
Refer to BCA and 
AS1428.2 with 
respect to furniture 
and fixtures within 
accessible rooms 
and units. 

There is to be one 
accessible parking space 
for every accessible room 
or unit as specified by 
Table D3.1 of BCA 
 
Refer to AS2890 Part 6 for 
relevant standards for 
accessible parking spaces. 
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Access requirements for generally Classes 5 to 8 

 

Development Types Statement of 
Consistency Accommodation  General access 

requirements Accessible Parking 

Commercial and industrial 
developments (including office 
premises, business premises, 
retail premises, industry and 
warehouses.)  
 
 

Statement of 
consistency lodged 
with DA 
(Refer to Controls 
C1 and C2 of this 
Part). 

Nil 
 

Appropriate access 
to and within all 
areas normally used 
by the occupants, 
designed in 
accordance with the 
BCA and relevant 
Australian 
Standards.  
 
General access for 
all persons to 
appropriate sanitary 
facilities and other 
common facilities 
including kitchens, 
lunch room, shower 
facilities, indoor and 
outdoor recreational 
facilities.  
 

In a vehicle parking area 
containing 5 or less vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided although not 
signposted and reserved 
only for people with 
disabilities. 
 
In a vehicle parking area 
containing 6-49 vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided.  
 
The ratio of accessible 
parking spaces will comply 
with Table D3.5 of BCA, 
except that car parks for 
retail and medical facilities 
will provide 5% of spaces 
as accessible. 
 
Refer to AS2890 Part 6 for 
relevant standards for 
accessible parking spaces. 
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Access requirements for Class 9 

 

Development Types Statement of 
Consistency Accommodation General access 

requirements Accessible Parking 

Places of assembly (including 
cinemas or churches) public 
buildings (including council 
and government offices), 
health care buildings, 
educational establishments or 
child care centres.  
 
Residential Care Facilities 
 

Statement of 
consistency lodged 
with DA 
 
(Refer to Controls 
C1 and C2 of this 
Part). 

Refer to Table 
D3.1 of the BCA 
regarding Class 
9c residential 
care facilities 
 

Access for all persons 
through the principal 
entrance and access to 
appropriate sanitary 
facilities in accordance 
with the BCA and 
relevant Australian 
Standards.  
 
Note: The Premises 
Standards requires that 
all Class 9a and some 
Class 9b (schools and 
early childhood 
centres) to be 
accessible to and 
within all areas 
normally used by the 
occupants. Specific 
technical access 
requirements are 
specified in the 
Premises Standards for 
Class 9b (assembly 
buildings not being a 
school or early 
childhood centre), and 
Class 9c buildings.  
 
The following matters 
(where applicable) will 
be addressed:  
 Continuous 

accessible path of 
travel (CAPT);  

 Accessible seating 
arrangements;  

 Comparable sight 
lines;  

 Gradient of floor 
surface;  

 Measures for 
people with 
hearing 
impairments;  

 Appropriate 
sanitary facilities; 
and  

 Accessible 
automatic teller 
machines (ATMs).  

 

In a vehicle parking area 
containing 5 or less vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided although not 
signposted and reserved 
only for people with 
disabilities. 
 
In a vehicle parking area 
containing 6-49 vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided.  
 
The ratio of accessible 
parking spaces will comply 
with Table D3.5 of BCA, 
except that car parks for 
retail and medical facilities 
will provide 5% of spaces 
as accessible. 
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Access requirements for Class 10b of the BCA for swimming pools not located within an enclosure or building and Class 

9b of the BCA for swimming pools located within an enclosure or building 
 

Development Types Statement of 
Consistency Accommodation General access 

requirements Accessible Parking 

Aquatic centres and public 
swimming pools 
 

Statement of 
consistency lodged 
with DA 
 
(Refer to Controls 
C1 and C2 of this 
Part). 

Nil 
 

Access for all persons 
through the principal 
entrance and access to 
appropriate sanitary 
facilities in accordance 
with the BCA and 
relevant Australian 
Standards.  
 
The following matters 
(where applicable) will 
be addressed:  
 Continuous 

accessible path of 
travel (CAPT);  

 Accessible public 
telephones;  

 Safe, equitable 
and dignified 
access into and 
out of any 
swimming pool;  

 Appropriate ramps 
and handrails; and 

 A mechanical or 
hand operated 
hoist to assist 
people in and out 
of a pool  

 
Refer to Part D3.10 of 
the BCA and related 
Specification. 

In a vehicle parking area 
containing 5 or less vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided although not 
signposted and reserved 
only for people with 
disabilities. 
 
In a vehicle parking area 
containing 6-49 vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided.  
 
The ratio of accessible 
parking spaces is to 
comply with Table D3.5 of 
BCA, except that car parks 
for retail and medical 
facilities are to provide 5% 
of spaces as accessible. 
Refer to AS2890 Part 6 for 
relevant standards for 
accessible parking spaces. 
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Access requirements for public open space and facilities 

 

Development Types Statement of 
Consistency 

Adaptable 
housing 

General access 
requirements Accessible Parking 

Public open space and 
facilities 
 

Statement of 
consistency lodged 
with DA 
 
(Refer to Controls 
C1 and C2 of this 
Part). 

Nil 
 

Access for all persons 
through the principal 
entrance and access to 
appropriate sanitary 
facilities and unique 
amenities and features 
in accordance with the 
BCA and relevant 
Australian Standards 
AS1428.1, AS1428.2, 
AS1428.4.1 and DDA 
Transport Standard 
where applicable.  
 
The following matters 
(where applicable) will 
be addressed:  
 
 Accessible 

infrastructure 
relating to public 
transport; 

 Continuous 
accessible path of 
travel (CAPT);  

 Unique amenities 
and features are to 
be accessible 
including viewing 
platforms; 

 Appropriate 
sanitary facilities; 

 Seating design in 
common areas; 
and 

 Location and 
design for an 
accessible public 
telephone. 

 

In a vehicle parking area 
containing 5 or less vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided although not 
signposted and reserved 
only for people with 
disabilities. 
 
In a vehicle parking area 
containing 6-49 vehicle 
spaces, one accessible 
vehicle space, designed in 
accordance with relevant 
Australian Standards will 
be provided.  
 
The ratio of accessible 
parking spaces will comply 
with Table D3.5 of BCA, 
except that car parks for 
retail and medical facilities 
will provide 5% of spaces 
as accessible. 
 
Refer to AS2890 Part 6 for 
relevant standards for 
accessible parking spaces. 
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3D.1 Introduction 
 
Signage is any sign, notice, device, representation or advertisement that advertises or promotes any goods, 
services or events and any structure or vessel that is principally designed for, or that is used for, the display of 
signage and includes any of the following: 
 

(i) An advertising structure; 
(ii) A building identification sign; and 
(iii) A business identification sign.  

 
Signage that is compatible with the local character can contribute and enhance a neighbourhood. This Part 
outlines the requirements for signage to ensure the protection of important characteristics of buildings, view 
corridors, streetscapes, Heritage Items and local features.  
 
The intention of these provisions is to support and encourage signage that is well designed and thoughtfully 
located. Consideration must be given to the amenity of local residents, the needs of pedestrians, the safety of 
motorists and bike users as well as the visual impact.  
 

3D. 1.1  Land to which this Part Applies 
 
This Part of the DCP applies to all signage (unless otherwise addressed by the State Environmental Planning 
Policy (Exempt and Complying Development) 2008), in Business Centres (B1, B2, B3, B4 zones), 
Employment Zones (B5, B7, IN1, IN2), Residential Zones (R2, R3, R4), Private Recreation Zone (RE2) and 
the Working Waterways Zone (W3) and needs to be read in conjunction with: 
   

Part 1 - Introduction  
Part 2 - Advertising and Notification 
Part 3 - General Controls 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development and Land Uses 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 
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3D. 1.2  State Environmental Planning Policy No. 64 - Advertising and Signage 
 
All signage proposals are required to consider the provisions of State Environmental Planning Policy No. 64 - 
Advertising and Signage (SEPP 64). This DCP has been prepared with consideration of the provisions of 
SEPP 64 and should be read in conjunction with it and its Guidelines. The DCP does not override the 
provisions of SEPP 64. Therefore, this DCP does not exempt land in Botany Bay to which this DCP applies 
from the provisions of SEPP 64, in particular: 
 

(i) Advertisements greater than 20m² in area and within 250 metres of and visible from a Classified 
Road under the Roads Act 1993; 

(ii) Advertisements on Freeways or Tollways within the meaning of the Roads Act 1993; 
(iii) Advertisements with an area greater than 20m² in area or higher than 8 metres above ground; 
(iv) An advertising display area greater than 45m²; 
(v) Advertisements on bridges; 
(vi) Building wrap advertisements; 
(vii) Special promotional advertisements; 
(viii) Wall advertisements; 
(ix) Roof or sky advertisements; 
(x) Freestanding advertisements; 
(xi) Advertisements within navigable waters; and  
(xii) Where an advertising structure is within 250 metres of, and visible from, a classified road and is 

greater than 20m² or higher than 8 metres above the ground, the local council must obtain 
concurrence from the RMS prior to issuing consent. 

 
Note: This DCP does not provide provisions for signage having an advertising display area greater than 45m². 

3D. 1.3  Signage Strategy  
 
Well designed signage can contribute to the community by assisting in providing information on products, 
institutions, businesses and buildings.  Good signage helps people find their way to locations and contributes 
positively to the built environment.  Poorly designed signage can negatively impact on the community, creating 
visual clutter and reducing the value of the local streetscape. It also can reduce the effectiveness of other local 
signage.  
 
For new developments, signage and its location should be considered at the development application stage so 
that potential signs can be incorporated into the design of the building.  
 
Applications to amend existing signage or to place new signage on existing buildings must be considered in 
the context of the existing architecture of the building and the cumulative effect of the additional signage. 
Particular care is required in the design of any signage on a Heritage item or in a Heritage Conservation Area.    
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3D. 1.4  General Objectives   
 

 
O1 To promote well designed signage that: 

 
(i) Is thoughtfully located; 
(ii) Is of a high-quality design; 
(iii) Is sympathetic to the architectural style of the building and surrounding built form; 
(iv) Addresses the local streetscape; 
(v) Complements the design of the building; 
(vi) Does not adversely impact the streetscape; 
(vii) Does not adversely compound the visual clutter of the surrounding buildings and streetscape; 

and  
(viii) Does not adversely impact on residential amenity;  
 

O2 To promote signage that improves pedestrian amenity and provides clear and concise directions 
for the community;  
 

O3 To ensure the signage protects and promotes the Heritage Significance of Heritage Items and 
Heritage Conservation Areas;  
 

O4 To ensure that all signage containing corporate logos, colours and figures, address the 
architecture of the built form and respond in a sympathetic design that is highly compatible with 
the building; 
 

O5 To ensure that signage contributes positively to active street frontages and public domain; and 
 

O6 To ensure that signage does not adversely impact on the safety and security of pedestrians, 
motorists and the general public. 
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3D.2 General Requirements for All Signage 
 

Objectives 
 

O1 To ensure signage is compatible with the existing and ‘Desired Future Character’ of the area in 
which it is proposed to be located;  
 

O2 To ensure signage integrates with the building design; and 
 

O3 To ensure the colour scheme does not detract from its surrounds. 
 

 

Controls  
 

C1 Signage is to be consistent with the ‘Desired Future Character’ of the area in which the 
development site is located within (refer to Part 5 - Business Centres, Part 6 - Employment 
Zones and Part 8 - Character Precincts). 

 
C2 All signage is to be designed to: 

 
(i) Consider the architectural design of the building that the sign will be erected upon; 
(ii) Be in scale with the building; 
(iii) Not obscure architectural elements of the building or adjoining buildings; 
(iv) Consider the effect on neighbouring buildings, streets and existing signs to ensure they do 

not create or add to undesirable visual clutter; 
(v) Require that any proposed logos, graphics or corporate colours to be part of the sign are 

sympathetic to the design, architecture, colours, finishes and materials of the building and the 
surrounding streetscape; 

(vi) Ensure that the front façades of the building between the first floor and the parapet of the 
upmost level remains free from signage; 

(vii) Minimise the visibility of the signage structures, and any associated cabling, conduit or 
aerials; 

(viii) Give consideration to the visual impact of the signage on the skyline and surrounding 
buildings; 

(ix) Minimise the projection of the structure from the built form of the building; and 
(x) Not be attached to other advertising structures or signage.  

 
C3 The following are generally discouraged: 

 
(i) Advertising signage involving flashing or moving signs; 
(ii) Any signage not permanently fixed to the premises; 
(iii) Any signage which would adversely affect traffic  or obstruct motorists’ vision or attention; 
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(iv) Signage extending over street boundaries, other than those permitted in conjunction with a 

shop; 
(v) Signage at a level less than 2600mm above the footpath; 
(vi) Advertising signage on garbage bins, telegraph posts and other surfaces of a public nature, 

except by prior contractual arrangement with Council; and  
(vii) A-Board (sandwich boards) on public footpaths or roadways where the placement of such 

signs would impede pedestrian or vehicular traffic.  
 

C4 Creating separate lots for signage via stratum or strata subdivision is not permitted.  
 

C5 Signage is not permitted on the roof of buildings.  
 

C6 Signage in the vicinity of the airport are required to address management of habitat and food 
sources on or associated with signage to minimise the potential for bird hazards impacting 
aviation operations. 

 
Note: 
All signage is to comply with the relevant Australian Standards, including AS/NZS 1170.0.2002 
(Structural design actions), AS/NZS 1170.2:2011 (Structural design actions), AS 4282 – 1997 (Control 
of the obtrusive effects of outdoor lighting). 

 
Note:  
LED underawning signs and LED signs adjacent to traffic lights will not be supported as they can 
distract drivers. 
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3D.3 Signage Requirements Based on Signage Types 
 

 
Figure 1 - Types of Signage 
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3D. 3.1  Illuminated and Animated Signage 
 
An illuminated sign refers to any signage illuminated by an artificial source. Illuminated signage includes 
variable message signs, video and/or animated signage and any conventional billboard illuminated by 
fluorescent and/or incandescent bulbs. 
 
 

Figure 2 - Example of Illuminated Signage 
 

 
 

 
 

Objectives 
 

O1 To preserve the character of an area through high quality and appropriate signage; and  
 

O2 To encourage the use of renewable energy sources to illuminate signage where possible. 
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Controls  
 

Illuminated Signage 
 

C1 The lighting intensity must not unreasonably impact on any residential properties adjoining the 
sign or that is within its locality.  
 

C2 All illuminated signage, larger than 1m² that is adjacent or in the vicinity to residential dwellings 
must be switched off between 10pm and 6am daily.  

 
C3 Electric wiring to illuminated signage is to be concealed. 

 
C4 Illuminated signage is encouraged to be powered by solar power.  

 
C5 Illuminated signage must minimise the spill effects or escape of light beyond the subject sign and 

must not compromise safety for pedestrians, vehicles or aircraft.  
 

C6 Illumination of a sign (with the exception of floodlit signs) must not be external to the sign i.e. 
surrounding the sign. Illumination must be part of the sign.   

 
 

 
Animated Signage 

 
C7 Animated signage will only be permitted where it is considered that there is artistic merit in the 

design or on a temporary basis in connection with a special event of a religious, community or 
cultural nature. There are no other circumstances where Council would permit animated signs. 
 

C8 Animated signage must not compromise safety for pedestrians, vehicles or aircraft.  
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3D. 3.2  Below Awning Signage 
 

Objectives  
 
O1 To encourage relevant and appropriate under awning signage; 

 
O2 To minimise visual clutter; and 

 
O3 To ensure signage compliments the building form.  

 
 

Controls 
 

Suspended Under Awning Signage 
 

C1 Awning signage is to be contained entirely within the dimension of the awning and tenancy on 
which it is located.  
 

C2 The content of awning signage must only contain the name and logo of the tenant.  
 

C3 The maximum dimensions of an under awning sign are to be 2.5 metres in width, 0.4 metres in 
height and 0.15 metres in depth. 
 

C4 Under awning signs must be separated by a minimum of 3 metres.  
 

C5 Signage that is suspended under awnings must have a high standard of design and materials. 
 

 
 
Top Hamper Signage  

 
C6 Top hamper signage must not extend beyond any wall/boundary or below the top of the 

door/window head.  
 

C7 The content of top hamper signage is to be first party signage only.  
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3D. 3.3  Above Awning Signage 
 

Objective 
 
O1 To encourage relevant and appropriate above awning signage.  

 
 

Control 
 

C1 Signage located on top of awnings is not permitted.  
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3D. 3.4  Wall Signage 
 

Objective 
 
O1 To encourage relevant and appropriate wall signage.  

 
 

Controls 
 

C1 Projecting flush wall signage, including flags, banners, placards, posters, permanent or temporary 
will not be permitted between the footpath and awning of any building.  
 

C2 Non-projecting ground level flush wall signage must: 
 

(i) Be located directly above the main pedestrian entry to a shop/business; 
(ii) Be located above the main shopfront window next to the pedestrian entry at the street 

level; 
(iii) Located only on frontages that have a public entrance; 
(iv) Be restricted to one (1) sign per shopfront or business; 
(v) Be restricted to a maximum size of 1m² in area with no more than 600mm in height; 
(vi) Be designed to relate to the horizontal proportions of the shopfront or business doorway or 

window above where it is to be located; and  
(vii) Not protrude be more than 150mm from the shopfront or business frontage to the outside 

edge of the sign.  
 

C3 A small wall plaque is permitted directly next to the shop or business entry, in addition to the 
above. The plaque shall not be more than 0.1m² in area.  
 

C4 Projecting wall signs between the first floor and parapet are not permitted. 
 

C5 Painted wall signs are only permitted on side elevations where Council considers it to improve the 
public domain. 
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3D.4  Signage Requirements by Zone and Use 
 

Objectives 
 
O1 To ensure that signage is suitable for the proposed use; and 

 
O2 To ensure that signage does not dominate or detract from the amenity of an area.  

 
 

Controls 
 

Signage in Residential Zones 
 

C1 Home occupations, doctors, dentists and boarding houses signs: 
 

(i) Must be small and not exceed 1.2 metres x 0.6 metres in size; 
(ii) Must be affixed to the front facade of the dwelling or to the front boundary wall or fence; 

and  
(iii) Where there is no front fence, or where an existing fence does not have sufficient height to 

display a sign, and where the dwelling has a significant setback from the street front, 
consideration may be given to the erection of a pole sign having a height not greater than 2.8 
metres. The proportions of the advertising area must not exceed 1.2 metres x 0.6 metres and 
must not extend over the property boundary.  
 

C2 Shops or commercial and industrial premises in a residential zone shall contain only one (1) sign 
and/or one (1) under awning sign may be displayed on the premises. The total permissible area of 
the sign, excluding under awning sign, must not exceed 1m² for every 20 metres of street 
frontage.  
 
Note: For corner blocks, the frontage is the street to which the property is rated (the street 
address in Council’s rate system) and the area is calculated by including all faces of a sign. 
 

C3 Any signage within a residential zone must relate only to premises situated on the subject land, 
and must only specify:  

 
(i) The purpose for which the land is used;  
(ii) The identification and description of a person carrying on an occupation or business on the 

premises; and 
(iii) Particulars of the goods or services dealt with or provided on the premises. 

 
C4 The illumination of signs is not permitted in residential zones. 
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Signage on Industrial Sites, Business Parks and Bulky Good Premises 

 
C5 One (1) business identification sign is permitted per industrial unit. Development applications for 

new industrial complexes shall include the location and dimensions of one advertising panel for 
each unit.  
 

C6 One (1) freestanding common tenancy sign is allowed per street frontage and the size is 
restricted to 10m² (refer to Figure 3). The sign must: 

 
(i) Be integrated into the landscape design;  
(ii) Be located within the property boundary with a minimum setback of 2 metres from the road 

alignment and clear of any footpath or designated pedestrian paths;  
(iii) Be no higher than five (5) metres above the natural ground level and have a maximum area of 

10m²  per face with a maximum advertising area of all faces not more than 25m²;  
(iv) Present only information related to the use of the individual units; like a tenancy directory;  
(v) Be clear of any vehicular crossings and not compromise the safety of pedestrian and 

vehicular movement;  
(vi) Not require the removal of significant trees or vegetation; and  
(vii) Be illuminated where the illumination does not adversely impact upon the environment, safety 

or amenity of the area.  
 

 
 

Figure 3 - Example of Common Tenancy Sign 
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3D.5  Building Identification Signage 
 
Signage on a building can help identify a location and become a recognised element of a streetscape and 
contribute to the identity of the community. However, care needs to be applied to ensure that signage on 
buildings does not overpower a location. Signs on the upper sections of a building are generally discouraged 
to reduce the visual clutter in the urban environment. 
 

Objective 
 

O1 To ensure building identification signs reflect the size of the building to which it relates. 
 

 

Controls 
 

General  
 

C1 Buildings are permitted to have signs for identification purposes in the following locations: 
 

(i) On the building parapet or against the walls of the rooftop plant structure but only when the 
signage does not obstruct or obscure any parts of the building that are considered by the 
Consent Authority to be significant elements of the architectural design of the building; and  

(ii) Above the main pedestrian entry, in a suitable part of the façade.  
 

C2 Building Identification Signs are required to: 
 

(i) To be of adequate scale that is consistent with the size and architectural design of the 
building. Logos which are incorporated into the fenestration are encouraged. Attention should 
be given to the proportions, materials and the finishes and colours to ensure there is a 
significant degree of compatibility; 

(ii) Relate to a significant tenant or owner of the building. The sign must be associated with a 
business which owns or leases the largest portion of building floor space compared to the 
other owners/tenants; and  

(iii) Not affect the heritage significance of a Heritage Item. 
 

C3 Buildings that are primarily residential shall not be permitted to be named after commercial names 
or advertising products.  
 

C4 Building identification signs are not permitted to have any other text or logo except for the name of 
the building, the major tenant or the building owner.  
 

C5 Building identification signs that are at or near the roof level of the building must: 
 

(i) Not be more than one typical floor of the building in height; 
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(ii) Be in scale with the plant room wall its intended to be affixed to; 
(iii) Be reduced in height and size to be subservient to the building element that it is to be 

attached to; 
(iv) Not obscure any glazed portion of the building, regardless of whether the glazing is a window 

structure or a portion of the cladding of the buildings; and  
(v) Not be affixed on any backing material and must only be comprised of individual letters or a 

single logo. 
 

 
 

Number of Building Identification Signs 
 

C6 A maximum of three (3) signs associated with a building is permitted. One (1) sign is permitted 
per elevation with a total maximum of two signs plus one additional sign located at or near the 
main entry.  
 

C7  A maximum of one (1) sign per ground floor tenancy located under the awning and on the street 
frontage is permitted. The signs must be located at least three (3) metres apart. If there are 
multiple ground floor tenancies then the number of signs will be restricted by the number of signs 
that can be installed at least three (3) metres apart with a total maximum of one (1) sign per 
tenancy.  
 

C8 Ground floor tenants are permitted to erect an additional sign in the form of a top hamper sign if 
located above the entry to the business on the street frontage only.  
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3D.6  Signage on Heritage Items 
 

Objective 
 

O1 To ensure that advertisements and signage does not adversely impact on the heritage 
significance of Heritage Items or obscure the view of Heritage Items.  

 
 

Controls  
 

C1 All signage on a Heritage Item shall comply with Part 3B - Heritage.  
 

C2 Signage on Heritage Items must: 
 

(i) Be designed to reflect the architectural style of the built form to which the sign is intended to 
be attached; 

(ii) Be designed and installed in a sensitive manner to any existing signs or prominent feature on 
the Heritage Item; 

(iii) Be sympathetically located on the building; 
(iv) Not obscure any significant aspects or distinctive features of the Heritage Item; 
(v) Be of a high standard of materials, design and construction; 
(vi) Be of a sympathetical design and architectural style; and  
(vii) Be designed with appropriate heritage colours, materials, images and lettering.  

 
C3 Depending upon the building or place, appropriate sign locations may include:  

 
(i) A solid parapet/pediment above a cornice; 
(ii) The horizontal entablature or panel below a cornice; 
(iii) Spandrel panels below windows; 
(iv) Ground or first floor windows; 
(v) Notice boards or plaques on ground floor pilasters; and 
(vi) Small signs limited to individual architectural elements such as a rendered block.  

 
C4 The location of signage between the parapet and the first floor is not permitted unless it can be 

demonstrated that the sign and location are both suitable given the heritage significance of the 
Item.  
 

C5 The existing or prior name of the Heritage Item and its significance shall be considered before a 
change to a building identification sign is permitted.   
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C6 The installation of signage on Heritage Items must be performed in such a way that it is 
completely reversible, without leaving damage to the building. If the signage is intended to be 
affixed to stone or brick walls, then they must be attached so that any insertions are placed into 
the mortar joints and not into the stone or brick.  
 

C7 Where there is existing signage of heritage value on Heritage Items they are required to be 
retained, preferably in their original location. Any new signage is required to be designed to be 
sympathetic to the original heritage sign.  
 

C8 Colour schemes including corporate colours are required to be modified to complement the 
heritage nature of the building (refer to Part 3B - Heritage).  
 

C9 Signage that is internally illuminated are only permitted where they are a reconstruction or 
restoration of any original heritage significant sign or if it can be established that the proposed 
signage is a significant aspect of the Heritage Item.  
 

C10 Signage that is externally illuminated is only permitted where they are designed to be sympathetic 
and   to the Heritage Item. The cabling and conduit is required to be totally concealed and the 
lighting must be provided from an energy efficient source that is concealed. The lighting and 
works associated with it must not damage or intrude in any way to the heritage significance of the 
Heritage Item.  
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3D.7  Signage in Heritage Conservation Areas 
 

Objective 
 

O1 To ensure that advertisements and signage does not adversely impact on the heritage 
significance of Heritage Conservation Areas.  

 
 

Controls  
 

General  
 

C1 All signage within a Heritage Conservation Area shall comply with Part 3B - Heritage.  
 

C2 The design of any signage should be of a high standard that is compatible with the architecture 
and materials of the building that the signage is intended to be attached to.  
 

C3 Signage must not detract from the residential amenity and must be sympathetic to the Heritage 
Conservation Area.      
 

C4 Signage in a Heritage Conservation Area must: 
 

(i) Be designed to reflect the architectural style of the built form to which the sign is intended to 
be attached; 

(ii) Be designed and installed in a sensitive manner to any existing signs or prominent features 
on the building or place; 

(iii) Be sympathetically located on the building or place; 
(iv) Not obscure any significant aspects or distinctive features of the building or place; 
(v) Be of a high standard of materials, design and construction; 
(vi) Be of a sympathetical design and architectural style; and  
(vii) Be designed with appropriate heritage colours, materials, images and lettering.  

 
C5 The existing or prior name of the building or place its significance shall be of any consideration 

before permitting a change to a building identification sign.  
 

C6 The installation of signage in a Heritage Conservation must be performed in such a way that it is 
completely reversible, without leaving damage to the building. If the signage is intended to be 
affixed to stone or brick walls, then they must be attached so that any insertions are placed into 
the mortar joints and not into the stone or brick.  

 
C7 Where there is existing signage of heritage value in a Heritage Conservation Area they are 

required to be retained, preferable in their original location.  
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C8 Advertising signage for retail and commercial buildings are to be restricted to the following types: 
 

(i) Flush wall sign; 
(ii) Awning fascia sign; 
(iii) Under awning sign; and 
(iv) Top hamper sign. 

 
C9 The erection of roof signs, above-awning projecting wall signs, pylon or pole signs is not 

permitted. 
 

C10 Where a building contains more than two tenants, a directory of tenants should be provided at 
ground-floor level in order to minimise the amount of advertising on the building. 
 

C11 Unobtrusive painted signs to upper-storey windows may be permitted at Council's discretion to 
identify tenants when appropriate wall surfaces or other areas for advertising are not available. 

 
 

 
Materials, Colour, Style and Size 
 

C12 Signage must be designed to be harmonious with the heritage significance of the area. High 
quality materials such as brass, copper, bronze and/or stainless steel are required to be used and 
should not include significant amounts of plastics like clear or coloured acrylic materials. 
 

C13 Colour schemes including corporate colours are required to be modified to complement the 
heritage nature of the building.  

 
C14 Fluorescent and iridescent paints are inappropriate. Corporate colours may appear as part of 

advertising signs, but are not to be used as the principal or dominant colour scheme for 
buildings. 
 

C15 The design and size of signs is not to dominate the architectural character of the building or 
adjoining buildings and must respond appropriately to the physical context and historical 
background of the streetscape, and HCA as a whole. 
 

C16 Hamper signs, whether painted or internally illuminated, shall be flush to the external face of the 
shopfront where practicable, but in any case shall not project more than 100mm.  
 

C17 Under awning illuminated or painted signs shall be limited to a maximum depth of 300mm, a 
maximum length of 2600mm (or two thirds width of the footpath) whichever is the lesser and be 
erected at a uniform height to match, as far as possible, the adjoining signs and in no case be 
lower than 2600mm from the level of the footpath. 

 
C18 The style of lettering used in signs is to be suitable for the architectural period of the building 

and the historic character of the area. 
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C19 Flashing, pulsing or moving signs are not permitted. 

 
C20 Where a number of tenancies occupy the same building or row of properties, consistency of sign 

shape, background colour, size, fixing methods and lighting is required. Consistency of fonts and 
graphics is preferred. Consistency in signs between neighbouring buildings which have a 
common architectural style, whether traditional or contemporary, is also encouraged. 
 

C21 Size and positioning of text and graphics must consider persons with disabilities, especially 
those with vision or mobility impairment (refer to Australian Standard 1428.2 - 1992, Design for 
Access and Mobility Part 2). 
 

C22 Materials are to be restricted to those which were traditionally used for signs; that is, painted 
timber or board, engraved metal plaque or painted masonry. With the exception of metal plaque, 
these materials are characterised by their non-reflectivity. 
 

C23 Painted signage on shopfront windows must not dominate or clutter the window. 
 

 
 
Lighting 

 
C24 The lighting of signage must be discreet and be from a concealed source. Lighting will not be 

permissible where it impacts on the heritage fabric or presentation of the place. 
 

C25  Minimal low-voltage lighting designed into the signage bracket, awning or shopfront structure 
may be acceptable. All transformers associated with low-voltage lighting must be concealed 
Signage that is internally illuminated is only permitted where they are a reconstruction or 
restoration of any original heritage significant sign or if it can be established that the proposed 
signage is a significant aspect of the Heritage Conservation Area.  
 

C26 Signage that is externally illuminated is only permitted where they are designed to be sympathetic 
and complementary to the Heritage Conservation Area. The cabling and conduit is required to be 
totally concealed and the lighting must be provided from an energy efficient source that is 
concealed. The lighting and works associated with it must not damage or intrude in any way to the 
heritage significance of the Heritage Conservation Area.  

 



 
 

P a g e  | 22 

Part 3D - Signage                                                                                   Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

3D.8 Advertising Structures and Advertisement 
 
Advertising structure means a structure used or to be used principally for the display of an advertisement. 
 
Advertisement means a sign, notice, device or representation in the nature of an advertisement visible from 
any public place or public reserve or from any navigable water. 
 
This part deals with Third Party Advertising Structures which are 45m² or less.  
 

Objective 
 

O1 To minimise visual clutter and improve the aesthetic appeal of the City of Botany Bay; 
 

O2 To ensure advertising structure and advertising is integrated into the built form; 
 

O3 To ensure advertising structures  and advertising does not dominate or detract from the host 
building; 

 
O4 To restrict new free standing advertising structures only to Hensley Athletic Field; and 

 
O5 To ensure landscaping (including green walls) soften the built form. 

 
 

Controls  
 

General  
 

C1 Third party advertising on public infrastructure is not permitted.  
 

C2 Advertising or advertising structures: 
 

(i) Must be integrated into new building forms and designed in a manner that complements the 
architectural quality of the building; 

(ii) Are to sit flush with the building façade; 
(iii) Are to be of a scale that complements the size of the building; and  
(iv) Are not to project above the predominant parapet line of the building. 
 

C3 No more than one (1) advertisement is permitted per building. 
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Landscaping  

 
C4 Landscaping additional to the landscaping required for the building use is required to screen the 

building and enhance the site when advertising or advertising structures are added to the building.  
 

C5 A Landscape Plan shall be submitted and must consider: 
 
(i) The surrounding context (land uses, sight lines, existing landscaping etc); 
(ii) Other localised signage and its landscaping; and 
(iii) Opportunities for landscape screening, visual amelioration and enhancement of landscape 

and visual amenity. 
 

C6 Landscaping must complement the architectural elements of the structure, achieving a high 
standard of visual resolution and enhancement.  

 
C7 Where opportunities for in ground landscaping is limited, landscaping structures such as green 

walls may be used to achieve the landscape requirements.  
 

Note: Achieving success with green walls must be demonstrated by engaging a landscape 
professional with demonstrated experience and success in wall application and a maintenance 
plan must be submitted.  

 
C8 Existing trees and landscaping are not to be removed or significantly pruned to allow the erection 

of or visibility to an advertising structure or advertising.  
 

 
 
Free Standing Advertising Structures at Hensley Athletic Field 

 
C9 No new free standing advertising structures are permitted with the expectation of free standing 

advertising structures at Hensley Athletic Field.  
 

C10 New free standing advertising structures at Hensley Athletic Field shall minimise unnecessary 
supporting structures to minimise visual clutter.  

 
C11 A Master Landscape Plan shall be submitted and must consider: 

 
(i) The surrounding context (land uses, sight lines, existing landscaping etc); 
(ii) Other localised signage and its landscaping; and 
(iii) Screening opportunities and visual ameloiration.  
 

C12 Landscaping must complement the architectural elements of the structures achieving a high 
standard of visual resolution.  
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C13 Multiple signs are to be separated and placed at appropriate intervals to allow adequate space for 

landscaping.  
 

C14 A layered (three tiers) of landscaping treatment is required in all planted areas. Canopy trees for  
upper level softening, and scale reduction, shrubs for mid level screening, softening and colour 
and groundcovers for low level screening, colour, soil stabilization and weed reduction is required.  
 

C15 A minimum of 70% of the landscaping is to comprise of natives suitable to the local conditions.  
 

C16 New landscaping shall provide a consistent green backdrop and frame to the advertising 
structure. Where opportunities  for in ground landscaping is limited, landscaping structures such 
as green walls on existing and or new structures should be used to achieve the landscape 
requirements. 

 
Note: Achieving success with green walls must be demonstrated and a maintenance plan must 
be submitted.  
 

C17 Canopy trees and landscaping shall be provided at the ends and behind of structure/s. Mature 
tree height shall be in scale with the height of the sign and should soften the ends and corners of 
structures.  
 

C18 All landscaped area shall have a fully automatic irrigation system installed.  
 

C19 Existing trees and landscaping are not to be removed or significantly pruned to allow the erection 
of or visibility to an advertising structure.  
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3E.1  Introduction 
 
Under the Environmental Planning and Assessment Act, 1979 subdivision is defined as ‘development that 
seeks the division of land into two of more parts that, after the division, would be adapted for separate 
occupation, use or disposition’.  
 
Common subdivision types include Torrens title (including boundary adjustments and consolidation), Strata 
title, and Community title.  
 
Subdivision and amalgamation of land allows for future development in a manner which may be different to its 
original state in regards to its use or intensity. It is therefore important to consider the future development 
potential of land and the potential impacts it may have on existing land uses and networks within the vicinity.  
 
Such consideration may result in limitations being placed on the subdivision and amalgamation including 
maximum building envelopes, minimum setbacks, building heights, zoning, connectivity and environmental 
management requirements to ensure future development does not adversely impact on the surrounding 
locality.  
 
Note: While the Botany Bay Local Environmental Plan 2013 permits subdivision with consent; in determining 
whether a development application is required for subdivision or amalgamation, applicants should also refer to 
State Environmental Planning Policy (Exempt & Complying Development) 2008 which enables some forms of 
subdivision as exempt or complying development.  
 

3E.1.1  Land to which this Part Applies 
 
The controls in this Part applies to all land within the City of Botany Bay where development consent is 
required for a proposed subdivision or amalgamation; whether it is proposed through Torrens title, Strata title 
or Community title. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development  
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts  
Part 9 - Key Sites 
Part 10 – Technical Guidelines 
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3E.1.2 General Objectives 
 

 
O1 To ensure that subdivision and amalgamation and any associated development is consistent with 

the Desired Future Character of the area through consistent lot size, shape, orientation and 
housing density; 
 

O2 To prevent the fragmentation of land which would prevent the achievement of the extent of 
development and nature of uses envisioned for particular locations;  
 

O3 To minimise any likely impact of subdivision and development on the amenity of neighbouring 
properties;  

 
O4 To promote the creation of allotments which maximise the opportunity for energy efficient usage 

of land; 
 

O5 To ensure that lot sizes allow buildings to be sited to protect natural or cultural features including 
Heritage Items and retain special features such as trees and views;  
 

O6 To avoid increasing the community’s exposure to coastal hazards; 
 

O7 To ensure that subdivision and amalgamation result in lots which can achieve compliance with all 
other relevant DCP controls; and 
 

O8 To ensure that the creation of new lots does not result in a reduction of pedestrian or vehicular 
connectivity within the existing street network and provides a safe network. 
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3E.2  Torrens Title Subdivision and Amalgamation  

3E.2.1 General Torrens Title Subdivision and Amalgamation  
 
A Torrens title subdivision involves the division land into multiple independent lots and includes a boundary 
adjustment where land is added or removed from an existing allotment.   
 
Torrens title subdivision seeks to create two (2) or more allotments for individual use with no common property 
shared between the allotments created.  
 

Objectives 
 

O1 To ensure that proposed subdivision or amalgamation is consistent with the Desired Future 
Character of the area; 
 

O2 To ensure the proposed subdivision or amalgamation is consistent with the prevailing lot pattern 
including the area, dimensions, shape and orientation;  
 

O3 To ensure a site’s characteristics (features and constraints) are considered; 
 

O4 To avoid increasing the community’s exposure to coastal hazards; 
 

O5 To ensure land affected by the boundary adjustment maintains any future development potential 
of any site; and 
 

O6 To ensure the orderly development of land does not adversely impact on the amenity of existing 
developments within the locality.  

 
 

Controls  
 

C1 Development Applications shall demonstrate that the proposed subdivision or amalgamation is 
consistent with the Desired Future Character of the area (refer to relevant sections in Part 8 - 
Character Precincts, Part 9 - Key Sites, Part 5 - Business Centres and Part 6 - Employment 
Zones).    
 

C2 Subdivision or amalgamation must not compromise any significant features of the existing or 
adjoining sites including streetscape character, landscape features or trees.  

 
C3 Proposed subdivision or amalgamation must have characteristics similar to the prevailing 

subdivision pattern of lots fronting the same street, in terms of area; dimensions, shape and 
orientation (refer to Figure 1). 

 
Note:  Council generally considers the ‘prevailing subdivision pattern’ to be the typical 
characteristic of up to ten allotments on either side of the subject site and corresponding number  
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of allotments directly opposite the subject site. Properties located in the surrounding streets do 
not usually form part of the streetscape character and are therefore not taken into consideration 
when determining the prevailing subdivision pattern.  

 
C4 Development Applications shall demonstrate that future development for the site can comply with 

all Parts of the DCP (ie. setbacks, parking and private open space).  
 

C5 Applications must demonstrate that the following has been considered: 
  

(i) Site topography and other natural and physical features;  
(ii) Existing services; 
(iii) Existing vegetation; 
(iv) Existing easements or the need for new easements; 
(v) Vehicle access;  
(vi) Any land dedications required (e.g. road widening); 
(vii) Existing vegetation; 
(viii) Potential flood affectation and stormwater management requirements; 
(ix) Contamination of the land; 
(x) Existing buildings or structures; and 
(xi) Heritage Items, Conservation Areas and adjoining Heritage Items. 

 
C6 Subdivision must not result in the creation of a new lot that contains significant site features that 

would render the land unable to be developed (e.g. creation of allotments that are solely 
burdened by easements, flooding, highly contaminated land, land that contains significant trees or 
land of a size which could not facilitate development as per the zoning and controls applicable to 
the land).  

 
Note: Development Applications for subdivision where in the Council’s opinion will create a new 
lot that contains significant features, the DA is to include the construction of any buildings on the 
new allotment and the residue allotment. 

 
C7 Subdivision which results in additional residential allotments of land within an Australian Noise 

Exposure Forecast (ANEF) contour of 30+ is not permitted. Refer to Part 3J – Development 
Affecting Operations at Sydney Airport. Please note that the AS2021 requires for sites 
between 25 to 30 ANEF Contour that the external environment be considered for aircraft noise 
impacts. 
 

C8 Subdivision and amalgamation is not permitted in areas identified to be affected by projected 
2100 sea level rise by NSW State Government unless it can be demonstrated that potential 
impacts can be mitigated (refer to Sydney Coastal Council and CSIRO – Mapping and 
Responding to Coastal Inundation, February 2012). Please contact Council for additional 
information. 
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Figure 1 - Example of Acceptable Subdivision Pattern 
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3E.2.2 Residential Torrens Title  
 
Residential subdivision or amalgamation may allow for higher density housing to be developed which may 
potentially place additional impacts on services of an area. This may present potential amenity impacts to 
existing land uses and affect the character of the locality. Therefore it is essential that design elements 
contained in this DCP are considered at the subdivision stage of a development. This is to ensure that the 
future development of a site is consistent with the Desired Future Character of the area.   
 
Amalgamation is the combination of two or more lots for the purpose of redevelopment and is generally 
required when the existing cadastral arrangement contains lots that are too small or impractical in area, 
dimension, shape or orientation to achieve the desired future built form. Despite amalgamation being required 
in some instances, the existing cadastral pattern forms part of the streetscape character of the Botany Bay 
LGA and is generally appropriate to be retained.  
 

Objectives 
 

O1 To ensure that the proposed subdivision is consistent with the Desired Future Character of the 
area; 
 

O2 To ensure the proposed subdivision is consistent the existing or prevailing  subdivision pattern;  
 

O3 To ensure the site features and constraints are considered; 
 

O4 To ensure land affected by the boundary adjustment maintains any future development potential;  
 

O5 To avoid increasing the community’s exposure to coastal hazards; 
 

O6 To facilitate the orderly development of land without adversely impacting on the amenity of 
existing developments within the locality; and 
 

O7 To ensure that future development can be accommodated on the land subject to controls with the 
DCP (ie. site frontage widths and setbacks).   

 
 

Controls  
 

General  
 

C1 Development Applications shall demonstrate that the proposed subdivision or amalgamation is 
consistent with the Desired Future Character of the area (refer to relevant sections in Part 8 - 
Character Precincts, Part 9 - Key Sites Part 5 - Business Centres and Part 6 - Employment 
Zones).   
 

C2 Proposed subdivision or amalgamation must have characteristics similar to the prevailing 
subdivision pattern of lots fronting the same street, in terms of area, dimensions, shape and 
orientation.  
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Note:   Council generally considers the ‘prevailing subdivision pattern’ to be the typical 
characteristic of up to ten allotments on either side of the subject site and corresponding number 
of allotments directly opposite the subject site. Properties located in the surrounding streets do 
not usually form part of the streetscape character and are therefore not taken into consideration 
when determining the prevailing subdivision pattern.  
 

C3 Development Applications which propose the creation of new allotments must be accompanied by 
a conceptual building plan that demonstrates compliance with all relevant DCP controls.  
 

C4 Notwithstanding Control C2 above, land within Area H1 and H2 (refer to Figure 2, Figure 3 and 
Part 8 - Character Precincts) may have a minimum lot width of 5 metres.  

 
Note: Building height is restricted to 9 metres. 
Note: Development Applications for Subdivision in Areas H1 and H2 are to be accompanied by a 
detailed site analysis and dwelling design that satisfies Council that the amenity of neighbouring 
residential properties are protected in terms of sunlight and natural daylight access, privacy and 
visual amenity.  

 
C5 Proposed lots must be of a size and have dimensions to enable the siting and construction of a 

dwelling and ancillary structures that: 
  
(i) Acknowledge site constraints;  
(ii) Address the street; 
(iii) Minimise impacts on adjoining properties including access to sunlight, daylight, privacy and 

views; 
(iv) Provide usable private open space; 
(v) Provide vehicle access.  
(vi) Protect existing vegetation; 
(vii) Mitigate potential flood affectation and stormwater management requirements; 
(viii) Acknowledge contamination of the land; and 
(ix) Protect Heritage Items, Conservation Areas and land adjoining Heritage Items. 
 

C6 Subdivision or amalgamation must not result in the creation of a new lot that contains significant 
site features that would render the land unable to be developed (e.g. creation of allotments that 
are solely burdened by easements, flooding, highly contaminated land or land of a size which 
could not facilitate development as per the zoning and development standards applicable to the 
land).   
 

C7 All lots created shall have at least one (1) frontage to the street.  
 

C8 Inter-allotment draining easement shall be provide if any proposed lots are not able to drain 
stormwater runoff from the site to a street or public drain way. 
 

C9 Subdivision and amalgamation is not permitted in areas identified to be affected by projected 
2100 sea level rise of 0.9 metres above the Australian Height Datum unless it can be 
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demonstrated that potential impacts can be mitigated (refer to Sydney Coastal Council and 
CSIRO – Mapping and Responding to Coastal Inundation, February 2012). Please contact 
Council for additional information. 
 

 
 

Battle-axe Subdivision 
 

C10 Battle-axe subdivision patterns will not be permitted within residential zones unless it can be 
demonstrated that it is part of the prevailing subdivision pattern.   
 

C11 Battle-axe subdivision patterns must result in one (1) or more allotments fronting the street and 
only one (1) allotment being serviced by a driveway access corridor.  

 
C12 Any proposed battle-axe allotment without a frontage to the street must have a minimum site area 

of 450m² and width of 12 metres.  
 

Note:  Battle-axe lots which are serviced via an access corridor are considered to be allotments 
without a frontage to the street. Where the access corridor is less than 8m wide, it shall not be 
included in the calculation of the minimum allotment area for either lot. 
 

C13 The width of an access corridor to a battle-axe lot shall be at least: 
a. 4.5 metres for lengths less than 30 metres; and  
b. 5 metres for lengths exceeding 30 metres. 

 
C14 Access corridors are to be located to ensure existing street trees are retained.  

 
 
Note:  
Refer to the Court Principles (in Galea v Marrickville Council [2005] NSWLEC 113) relating to building on the 
boundary in residential areas. 
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Figure 2 - Area H1 

 

 
 
 

 
 

Figure 3 - Area H2 
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3E.2.3 Employment Zone Torrens Title  
 
Industrial or Business Park Torrens Title subdivision or amalgamation may be required to accommodate a 
diverse range of employment development. Industrial amalgamations may be required to accommodate 
industrial uses, warehouses or freight transport that require a large open floor plate or large turning circles for 
long freight vehicles (refer to Part 6 - Employment Zones).  
 

Objectives 
 

O1 To ensure that the proposed subdivision is consistent with the Desired Future Character of the 
area; 
 

O2 To ensure the proposed subdivision is consistent the existing or prevailing subdivision pattern;  
 

O3 To facilitate opportunities for various industrial land uses within a locality; 
 

O4 To ensure safe and efficient vehicle, pedestrian and bicycle access within and to and from a site; 
 

O5 To prevent the excising of land that may be detrimental to the function of an existing continuing 
industrial use; 
 

O6 To avoid increasing the community’s exposure to coastal hazards; 
 

O7 To reduce potential adverse impact of industrial development; and 
 

O8 To ensure that future development can be accommodated on the land subject to controls within 
the DCP (ie. parking and setbacks).   

 
 

Controls  
 

C1 Development Applications shall demonstrate that the proposed subdivision or amalgamation is 
consistent with the Desired Future Character of the area (refer to Part 6 - Employment Zones).  

 
C2 Any driveway/s required to service allotments must be designed to accommodate the largest 

vehicles assessing the site (based upon vehicle size identified in AS2890.2). In any case the 
driveway is not to have a width less than 6 metres at the property boundary.  
 
Note:  Council may require new road connections to be greater than 6 metres in width if cycleway 
and/or pedestrian footpaths are required. Any additional works required to the road network will 
be at the expense of the applicant.   
 

C3 Development Applications shall submit plans showing details of the vehicle access points, any 
internal road networks and/or driveways that require servicing each new allotment. The plans 
shall also demonstrate the following:  
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(i) There is sufficient turning area within the new allotment to accommodate the largest vehicles 

entering and leaving the site in a forward direction; and 
(ii) The vehicle crossing shall be designed so as not to interfere with the functioning of the 

existing road network by blocking lanes, or impacting on footpaths and kerbs or gutter. 
 

C4 Development Applications shall demonstrate that there is sufficient area to accommodate semi-
trailers or delivery vehicles and their turning circles which may be permitted on the land as part of 
a future use.   
 

C5 Any driveway servicing multiple allotments must be registered as a right of way easement for the 
benefit of all allotments created and maintain access to any existing allotment/s which currently 
has access arrangements through the subject site.  

 
C6 The minimum allotment size permitted for industrial Torrens title subdivision or amalgamation of 

land is 1,500m² with a: 
 

(i) Minimum allotment width of  30 metres; and 
(ii) Minimum allotment depth of 50 metres.  
 
Note:  All dimensions of the subdivision or amalgamation must be shown on detailed subdivision 
plans.  
 

C7 Torrens title subdivision development with  proposed lots less then 1500m²  or width less than 30 
metres must be accompanied by a conceptual plan for the industrial development of the site 
which demonstrates that the proposed lots have an adequate area, dimension and a layout that 
allow for an employment use to comply with the DCP (refer to Part 3 - General Provisions, Part 
6 - Employment Zones, Part 7 - Other Development Types and Land Uses, Part 8 - 
Character  Precincts and Part 9 - Key Sites).  
 

C8 Development must comply with Part 3J - Development Affecting Operations at Sydney 
Airport.  

 
C9 Subdivision and amalgamation is not permitted in areas identified to be affected by projected 

2100 sea level rise by NSW State Government unless it can be demonstrated that potential 
impacts can be mitigated (refer to Sydney Coastal Council and CSIRO – Mapping and 
Responding to Coastal Inundation, February 2012). Please contact Council for additional 
information. 
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3E.2.4 Business Centres Torrens Title  
 
Many of the Business Centres in the Botany Bay LGA retain a traditional narrow Torrens title subdivision 
pattern with some Centres containing larger lots which have resulted from amalgamation of these traditional 
lots. These Centres are within the B2 and B4 zones.  While it is important to maintain the existing character of 
the Centres, redevelopment and amalgamation of some centres is consistent with their Desired Future 
Character to enable some centres to achieve high densities and improved design quality.  
 

Objectives 
 

O1 To ensure that the proposed subdivision is consistent with the Desired Future Character of the 
area; 
 

O2 To ensure the proposed subdivision is consistent the existing or prevailing  subdivision pattern;  
 

O3 To promote the orderly development of Business Centres;  
 

O4 To avoid increasing the community’s exposure to coastal hazards; and 
 

O5 To ensure lots have a usable site frontage. 
 

 

Controls  
 

C1 Development Applications shall demonstrate that the proposed subdivision or amalgamation is 
consistent with the Desired Future Character of the area (refer to Part 5 - Business Centres).  
 

C2 Proposed lots shall have street frontage widths not less than the prevailing subdivision pattern 
within the business zone and are to have a compatible shape and orientation.  
Note:  The prevailing subdivision pattern does not include the subdivision pattern shown in zones 
adjoining the business centre. Properties located in the surrounding streets do not usually form 
part of the streetscape character and are therefore not taken into consideration when determining 
the prevailing subdivision pattern 
 

C3 Development applications are required to demonstrate that the subdivision pattern proposed 
complies with Part 3A - Car Parking for servicing, loading/unloading and car parking. 
 

C4 Development must comply with Part 3J - Development Affecting Operations at Sydney 
Airport.  

 
C5 Subdivision and amalgamation is not permitted in areas identified to be affected by projected 

2100 sea level rise by NSW State Government unless it can be demonstrated that potential 
impacts can be mitigated (refer to Sydney Coastal Council and CSIRO – Mapping and  
Responding to Coastal Inundation, February 2012). Please contact Council for additional 
information. 
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3E.3 Strata Title Subdivision  
 
A strata title is the subdivision of a parcel of property into separate lots and common property. Individual 
ownership is given to small portions of larger property and undivided areas are shared as common property 
such as gardens or driveway. Strata title subdivision is generally associated with residential flat buildings, 
commercial unit buildings or mixed use developments.  
 
The strata title subdivision allows for the development of a strata body or body corporate to manage and 
collect levies for the common property and to manage maintenance and set by laws for the use of the common 
property.  
 

Objectives 
 

O1 To ensure that the proposed subdivision is consistent with the Desired Future Character of the 
area; 
 

O2 To ensure that the subdivision relates to a development or building which has received 
development consent; 
 

O3 To ensure any required facilities are provided and the building is compliant with the Building Code 
of Australia, Part 4B - Multi Dwelling Housing,  Part 4C - Residential Flat Buildings, Part 6 - 
Employment Zones, Part 3A - Car Parking and any other relevant Council controls; 
 

O4 To avoid increasing the community’s exposure to coastal hazards; 
 

O5 To ensure there is adequate provision of affordable rental accommodation in residential strata title 
subdivision; and 
 

O6 To ensure that common areas are clearly defined, access is maintained from all proposed strata 
allotments and they are appropriately managed.  

 
 

Controls  
 

General  
 

C1 Development Applications shall demonstrate that the proposed subdivision is consistent with the 
Desired Future Character of the area (refer to relevant sections in Part 8 - Character Precincts, 
Part 5 - Business Centres and Part 6 - Employment Zones).   
 

C2 Strata title development applications must provide and demonstrate compliance with a 
development consent for the development proposed to be subdivided.  
 

C3 Any proposed subdivision must not contravene any conditions of consent applied to the 
development or building which is the subject of the proposed subdivision. 
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C4 Any communal areas (ie. Common driveways or footpaths) or right-of-way easements (i.e. 

common driveways or footpaths) must be shown within the common property of the development 
to be managed either by a body corporate or strata body.  
 

C5 Any car parking associated with the development must be allocated to each individual strata title 
lot to be created and shown on the plan of subdivision to be submitted with the application.  
 

C6 Subdivision is not permitted in areas identified to be affected by projected 2100 sea level rise by 
NSW State Government unless it can be demonstrated that potential impacts can be mitigated 
(refer to Sydney Coastal Council and CSIRO – Mapping and Responding to Coastal Inundation, 
February 2012). Please contact Council for additional information. 

 
 
 

Residential  
 

C7 Development Applications shall demonstrate that the proposed strata subdivision is compliant 
with the Building Code of Australia, Part 4B - Multi Dwelling Housing,  Part 4C - Residential 
Flat Buildings, Part 3A - Car Parking and any other relevant Council controls. If a development 
is not compliant with the BCA it must demonstrate how compliance will be achieved with the BCA.  
 
Note:  Any non-compliance with the BCA including fire safety in must be rectified prior to the 
issues of a Subdivision Certificate.  
 

C8 For the strata title subdivision of residential flat buildings, Development Applications are to 
demonstrate compliance with State Environmental Planning Policy (Affordable Rental Housing) 
2009 or demonstrate that it is not applicable.  
 

C9 Development Applications shall submit a structural engineers report on the structural integrity of 
the building(s) and balconies. 
 

C10 Development Applications shall submit a Building Inspection Report which provides details of the 
entire building (roof to internals) and must address the following factors: 
 
(i) The repainting of all existing painted elements; 
(ii) Rebedding and repointing roof hip and ridge tiles; 
(iii) Replacement of garage doors; 
(iv) Rebuilding of cracked and poorly laid brickwork in so far as it relates to the external walls; 
(v) Repair gutter fascias; 
(vi) Removal of graffiti from external walls as well as defacement works; 
(vii) Repair of stairwell and entry foyer floor construction; 
(viii) Ensure that the stormwater disposal system functions and is capable of functioning under the 

most adverse storm conditions; 
(ix) Mitigation of surface water floor onto adjoining lands; 
(x) Repair hardstand and manoeuvring areas; 
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(xi) Rectification and re grout all open bed joints and perpends and grout solid around all 

plumbing penetrations to the external walls of the building; 
(xii) Installation of weatherproof trim and mouldings around the external windows and door 

opening onto the balconies to close the cavities; 
(xiii) Rectification of the defective waterproof membranes to the remaining bathroom floors and 

walls to prevent water penetration to the adjoining rooms. Any application should include 
details covering the extent of the works to the bathrooms, the type of water proofing system 
proposed, the manufactures specification and warranty details; 

(xiv) Any areas of concrete floor slab which require removal of concrete and treatment of the 
reinforcement due to exposure to excessive moisture shall be the subject of a report by a 
structural engineer incorporating details of required remedial works and prior to the 
placement of concrete shall be inspected by the structural engineer with written certification 
being submitted to Council; 

(xv) Installation of fire door sets to all sole occupancy units, installation of approved self closing 
devices, all hinges and tag all the fire doors and jambs and submit written certification of the 
level of compliance with the relevant Australian Standard; 

(xvi) Rectification of inadequate balcony drainage system and provide a proper finish where the 
concrete has covered up the external brick wall; 

(xvii) Screw fixing of the brackets securing the down pipes to the external walls of the building; 
(xviii) Replacement of defective fascia boards and eaves lining around the building in order to 

provide a reasonable standard of finish an avoid the potential danger of materials falling from 
the building and injuring occupants; 

(xix) Reconstruction/replacement of any defective fences; 
(xx) Landscape plan indicating street tree planting and the planting of suitable trees and shrubs 

on site; 
(xxi) Provision of a garbage container area; and 
(xxii) External finishes including colour schemes of all external timber and cement rendered 

surfaces. 
 

C11 Development must comply with Part 3J - Development Affecting Operations at Sydney 
Airport and must submit an Aircraft Noise Assessment. 
 

 



 
 

P a g e  | 17 

Part 3E - Subdivision and Amalgamation                                           Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

3E.4 Community Title Subdivision  
 
Community title subdivision is similar to strata title subdivision in that an allotment can be created for common 
property and all owners of the community title allotments share ownership of the common property. The main 
difference is community title subdivision relates to the land rather than a building. 
 
Community title normally occurs where there is staged development of land with significant infrastructure 
required to facilitate the future development of the land including roads, open spaces or recreation facilities 
that will be owned and managed by an association of the landowners. Further subdivision of land can occur 
within a community title scheme including strata title subdivision of individual buildings.  
 

Objectives 
 

O1 To ensure that the proposed subdivision is consistent with the Desired Future Character of the 
area; 
 

O2 To ensure the community scheme is appropriate for the development of the land and 
surroundings;  
 

O3 To avoid increasing the community’s exposure to coastal hazards; 
 

O4 To provide for the subdivision of land where staged development is required; and 
 

O5 To ensure all common areas in the community scheme area are appropriately nominated and 
managed.  

 
 

Controls  
 

C1 Development Applications shall demonstrate that the proposed subdivision is consistent with the 
Desired Future Character of the area (refer to relevant sections in Part 8 - Character Precincts, 
Part 9 - Key Sites, Part 5 - Business Centres and Part 6 - Employment Zones).   
 

C2 Development Applications must submit a plan of the community title subdivision clearly identifying 
the common land to be managed by a community association.  
 

C3 Development Applications shall demonstrate that future development for the site can comply with 
all Parts of the DCP (ie. setbacks, parking and private open space).  
 

C4 Development Applications must submit a management plan for the common property to be 
maintained by the association and details of the proposed staging of any future development.  
 

C5 Subdivision is not permitted in areas identified to be affected by projected 2100 sea level rise by 
NSW State Government unless it can be demonstrated that potential impacts can be mitigated 
(refer to Sydney Coastal Council and CSIRO – Mapping and Responding to Coastal Inundation, 
February 2012). Please contact Council for additional information.  
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C6 Development must comply with Part 3J - Development Affecting Operations at Sydney 

Airport and must submit an Aircraft Noise Assessment. 
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3E.5 Connectivity and Future Development Potential 
 
Subdivisions and major developments have potential to impact on movement networks and affect the 
functionality of the public domain of an area. These movements may accommodate pedestrians, vehicles, 
service and infrastructure.  
 
The predominant existing grid street pattern in the Botany Bay LGA provides a network that has good 
pedestrian and road connections and encourages sustainable forms of transport such as walking and cycling. 
Quick and direct travel paths and a variety of route choices provides good movement networks.  
 
Where development includes the provision of new streets it has potential to impact the movement networks in 
the LGA.  New streets are required to be interconnected with existing movement networks and public spaces 
to create functional neighbourhoods.  
 

Objectives 
 

O1 To ensure that the proposed subdivision is consistent with the Desired Future Character of the 
area; 
 

O2 To retain and enhance an interconnected and permeable movement network; 
 

O3 To avoid increasing the community’s exposure to coastal hazards; 
 

O4 To ensure the layout of subdivisions including the location of streets and open space creates 
vibrant and safe public spaces; and 
 

O5 To ensure the layout of subdivisions including the location of streets and open space response to 
a site’s constraints and opportunities and the adjoining and surrounding sites.  

 
 

Controls  
 

C1 Development Applications shall demonstrate that the proposed subdivision or amalgamation is 
consistent with the Desired Future Character of the area (refer to relevant sections in Part 8 -
Character Precincts, Part 9 - Key Sites, Part 5 - Business Centres and Part 6 - Employment 
Zones).   
 

C2 Proposed subdivision or amalgamation must have characteristics similar to the prevailing 
subdivision pattern of lots fronting the same street, in terms of area, dimension, shape and 
orientation.  
 

C3 The subdivision of sites greater than 2,000m² and which have at least two (2) street frontages, 
must provide through site connectivity in the form of pedestrian pathways, cycle ways or new 
streets within the new subdivision pattern. 

 
C4 New streets, pedestrian pathways or cycle ways must be dedicated to Council as public land or 
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be the subject of a legal right-of-way for public access. Any land to be dedicated to Council must 
be developed to Council’s standards.  
 

C5 New streets must be perpendicular to the existing street pattern and may require the upgrading of 
the existing street network to facilitate the new connection.  
 
Note: Any upgrading required to the existing street network (i.e. new signalised intersections, new 
footpaths/pedestrian pathways and/or servicing) will be at the expense of the applicant.  
 

C6 Subdivision or amalgamation must not result in the isolation of lots or reduce the development 
potential of adjoining land. Applicants may be required to submit plans clearly identifying the 
future development potential of adjoining land to ensure its development potential will not be 
adversely impacted.  
 

C7 The isolation of parcels of land for the purpose of environmental protection is not permitted (i.e. 
the retention of significant trees or vegetation or the management of contaminated lands). This 
land must be incorporated into any future development and maintained by the landowner/s.  
 

C8 Where a rear lane is provided to adjoining land, the laneway configuration must be continued 
through the new lot and existing access arrangements to adjoining land maintained.  
 

C9 Development Applications shall demonstrate compliance with all relevant DCP controls including 
minimum setback, building height restriction, and access are all achievable.  
 
Note: These are required to demonstrate that the proposed subdivision or amalgamation will not 
result in adverse impact/s of future development on adjoining land uses by way of amenity, 
privacy, overshadowing, overlooking, access, etc.) 
 

C10 Subdivision or amalgamation must not result in any restriction to existing parcels of land within the 
vicinity of the site.  The proposed subdivision or amalgamation must not rely upon other land 
being burdened (i.e land downstream having to accept increased overland flows or on-site 
detention in order for land upstream to be developed). 
 

C11 Subdivision and amalgamation is not permitted in areas identified to be affected by projected 
2100 sea level rise by NSW State Government unless it can be demonstrated that potential 
impacts can be mitigated (refer to Sydney Coastal Council and CSIRO – Mapping and 
Responding to Coastal Inundation, February 2012). Please contact Council for additional 
information. 

 
C12 Development must comply with Part 3J - Development Affecting Operations at Sydney 

Airport and must submit an Aircraft Noise Assessment. 
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3G.1 Introduction 
 
The purpose of this Part is to guide all developments in the methods of managing water within the City of 
Botany Bay. It provides objectives and controls in relation to stormwater management, water sensitive urban 
design (WSUD) and water quality. 

3G.1.1 Land to which this Part Applies 
 
The controls in this Part of the DCP apply to all land within the City of Botany Bay where development consent 
is required. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Controls 
Part 4 - Residential Development  
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
This Part must be read in conjunction with Council’s Part 10 - Stormwater Management Technical 
Guidelines.  

3G.1.2  General Objectives  
 

Objectives 
 

O1 To provide requirements and advice to applicants in relation to stormwater management, WSUD 
and water quality;  
 

O2 To protect development from stormwater inundation; 
 

O3 To implement Water Sensitive Urban Design (WSUD) principles into the design and construction 
of development; 
 

O4 To improve water quality within the City of Botany Bay; and 
 

O5 To ensure public health and safety is maintained. 
 

 
 

P a g e  | 2 

Part 3G - Stormwater Management                                                      Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 



 
 
 

3G.2  Stormwater Management 
 

Objectives 
 

O1 To provide effective and sustainable measures in managing stormwater runoff generated by new 
development;  
 

O2 To manage impacts from flooding; 
 

O3 To minimise impacts of stormwater runoff from development to public drainage systems, natural 
watercourses, adjoining and downstream properties; 

 
O4 To encourage the recharge of groundwater; 

 
O5 To encourage the re-use of stormwater runoff within the development; 

 
O6 To protect development and adjoining and downstream properties from stormwater inundation; 

 
O7 To implement and incorporate Water Sensitive Urban Design (WSUD) principles into the design, 

construction and operation of the site; 
 

O8 To improve water quality of stormwater runoff from the development; 
 

O9 To ensure water quality of receiving waterways is not adversely affected by pollutants resulting 
from development site; 

 
O10 To prevent negative impacts of stormwater on public health and safety; 

 
O11 To protect existing public stormwater drainage assets; and 

 
O12 To provide uniform stormwater management approaches in the assessment of development 

applications. 
 

 
Controls 

 
C1 Development shall not be carried out on or for any lands unless satisfactory arrangements have 

been made with and approved by Council to carry out stormwater drainage works. 
 
C2 Stormwater runoff generated from the development site shall be collected and discharged in 

accordance with Council’s Part 10 - Stormwater Management Technical Guidelines. 
 

C3 All requirements contained in the Council’s Part 10 - Stormwater Management Technical 
Guidelines (including submission requirements, design and construction, etc) shall be fully 
complied with. 
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C4 An infrastructure performance bond in the form of a cash deposit, cheque or unconditional bank 
guarantee shall be lodged with Council for any new stormwater drainage works on roads/ public 
lands/Council’s drainage easements in order to cover against possible damage to public assets 
during the course of the construction and defective works undertaken by the 
applicant/contractor(s). 

 
Note:  The bond will be held by Council for a period of twelve (12) months from the date of 
completion as agreed to by Council and be refundable (with no interest) subject to the approval of 
Council at the end of the maintenance period. In this period, the contractor is liable for any part of 
the work, which fails to achieve the design specifications. Council shall be given full authority to 
make use of the bond for such restoration works within the maintenance period as deemed 
necessary. The amount of the bond will be determined at the development application 
assessment stage. 

 
C5 Development shall incorporate site constraints/limitations as described below: 

 
(i) Existing on-site public stormwater drainage infrastructures; 
(ii) Flooding and overland stormwater flows, particularly related to natural depressions, adjacent 

or over the existing public stormwater structures and impact from climate change; and 
(iii) Flood prone lands as indicated on Section 149(5) Planning Certificates. 

 
Note: Council is prepared to volunteer whether or not a site is subject to flood/local inundation in 
a Section 149(5) Certificate.  

 
C6 To protect the quality of receiving waters, stormwater quality control devices and measures shall 

be provided in accordance with Part 3G.5 - Stormwater Quality. 
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3G.3  Water Sensitive Urban Design 
 
All developments will be required to implement the principles of Water Sensitive Urban Design (WSUD).  
 
The management of urban stormwater is a key issue in the protection and enhancement of waterways within 
and downstream of urban areas. Uncontrolled stormwater discharges from urban catchments have significant 
harmful effects upon the environmental health and amenity of creeks, rivers, wetlands, groundwater systems, 
estuaries and lagoons. 
 
Water Sensitive Urban Design (WSUD) seeks to ensure that development is carefully designed, constructed 
and maintained to minimise impacts on the natural water cycle. WSUD enables the sustainable use and re-
use of water within developments from various sources, including rainwater, stormwater, groundwater, mains 
water and wastewater (including ‘greywater' and ‘blackwater'). 
This Part has been prepared to facilitate the application of the following water sensitive urban design 
(WSUD) principles: 
 

(i) Protection and enhancement of natural water systems (creeks, rivers, wetlands, estuaries, lagoons, 
groundwater systems); 

(ii) Protection and enhancement of water quality, by improving the quality of stormwater runoff from 
urban catchments; 

(iii) Minimisation of harmful impacts of urban development upon water balance and surface and 
groundwater flow regimes; 

(iv) Integration of stormwater management systems into the landscape in a manner that provides multiple 
benefits, including water quality protection, stormwater retention and detention, public open space 
and recreational and visual amenity; and 

(v) Reduction in potable water demand by using stormwater as a resource. 
 
Objectives 

 
O1 To ensure an integrated approach to water management across the City through the use of water 

sensitive urban design principles; 
 

O2 To provide direction and advice to applicants in order to facilitate WSUD within the development 
application process; 
 

O3 To provide design principles that will help assist developments to meet the aims of this DCP; 
 

O4 To provide objectives and performance targets for specific WSUD elements, including water 
conservation, stormwater quality and waterway stability; 
 

O5 To promote improved urban stormwater management and water sensitive urban design (WSUD); 
and 
 

O6 To assist in the management of stormwater to minimise flooding and reduce the effects of 
stormwater pollution on receiving waterways. 
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Controls 
 

C1 All Development Applications shall adopt the following ten WSUD design elements (refer to Water 
Sensitive Planning Guide: for the Sydney Region (2003)):  
 
(i) Integrating the design; 
(ii) Respecting the site; 
(iii) Conserving water; 
(iv) Preventing increased flooding; 
(v) Preventing increased stream erosion; 
(vi) Maintaining water balance; 
(vii) Reducing ecotoxic risk; 
(viii) Controlling stormwater pollution; 
(ix) Managing the construction site; and 
(x) Ensuring long-term effectiveness. 
 

C2 All WSUD elements shall not contribute to increase flooding risk and shall comply with Part 3G.3 - 
Stormwater Management and Council’s Part 10 - Stormwater Management Technical 
Guidelines.  
 

C3 All developments shall adopt an integrated approach on water management through a 
coordinated process to address water efficiency, water conservation, stormwater management, 
drainage and flooding. 

 
C4 The following matters shall be taken into consideration during the preparation of all Development 

Applications incorporating WSUD: 
 

(i) Safety - public safety; 
(ii) Maintenance - development of maintenance and monitoring regime for the management of 

WSUD elements; 
(iii) Stormwater management - impacts that WSUD may have on the requirements stated in 

Council’s Stormwater Management Technical Guidelines; and 
(iv) Stormwater quality - must fully comply with the requirements contained in Part 3G.4 - 

Stormwater Quality. 
 

C5 In order to implement WSUD principles, the following information shall be submitted as part of 
documentation of development applications to Council. All information shall be prepared by 
qualified practitioners experienced in WSUD plans and strategies. 
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(i) For all types of residential developments except residential flat building:  
 
 Compliance with State Environmental Planning Policy (Building Sustainability Index: 

BASIX) 2004; 
 Site analysis; and 
 Erosion and Sediment Controls Plan (for sites with area ≤ 2,500m2); 
 Soil and Water Management Plan (for sites with area > 2,500m2); 

 
 

(ii) For new commercial, industrial and residential flat building (including 
subdivisions): 
 
 Compliance with State Environmental Planning Policy (Building Sustainability Index: 

BASIX) 2004; 
 Site analysis; 
 Detailed Water Sensitive Urban Design Strategy (WSUD Strategy); 
 Erosion and Sediment Controls Plan (for sites with area ≤ 2,500m²); 
 Soil and Water Management Plan (for sites with area > 2,500m²); 
 Water Management Statement (for development containing ≤ 15 dwellings); and 
 Integrated Water Cycle Plan (for development containing > 15 dwellings). 

 
Note: Integrated Water Cycle Plan is a summary of water conservation measures to be applied 
on site, including an estimate of total water demands and expected savings associated with water 
conservation measures, as well as details on how water demands will be managed and 
monitored. 

 
C6 The following components shall be incorporated in the WSUD design: 

 
(i) WSUD elements should be integrated into landscaped areas to fit seamlessly into a 

development; 
(ii) WSUD elements should be located and configured to maximise the impervious area that is 

treated; and 
(iii) Above-ground rain gardens may be adopted, in the form of planter boxes, to treat runoff from 

roof areas not draining to a rainwater tank. These typically require less space than an ‘in-
ground bio-retention system, but may be more costly to construct. 

 
Note: Consideration should be given to incorporation of multiple uses of WSUD infrastructure 
(e.g. stormwater detention and treatment) where possible. 
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3G.4  Stormwater Quality 
 
This section applies to all developments, except that development involving the construction of a new dwelling 
house or alterations and additions to a dwelling house (refer to Part 4A - Dwelling Houses).  
 
Objectives 

 
O1 To minimise the impacts of urban development on the environmental values of waterways, 

groundwater systems and bushland areas;  
 

O2 To safeguard the environment by improving the quality of stormwater runoff; 
 

O3 To ensure development has minimal impacts on the natural water cycle and the environment, 
including natural water systems, water quality and surface/groundwater flow regimes; and 

 
O4 To minimise pollution from the development post construction. 
  

 

Controls 
 

C1 Water quality objectives stated in “Botany Bay & Catchment Water Quality Improvement Plan 
(BBWQIP)” shall be satisfied. 

 
C2 As a minimum, stormwater runoff generated from developments for regular rainfall events (i.e. 1 

in 2 ARI storm events) must be captured for treatment prior to discharge from the site. The 
captured stormwater must be treated to meet the following water pollutant discharge requirements 
(post-development): 

 
Table 1 - Stormwater pollutant reduction targets*. 

 

Stormwater 
Pollutant 

Subdivisions 
greater than 

6 lots or 
2,500 m2 

All developments 
except new single 

residential dwelling 

Gross Pollutants 90% 90% 

Total suspended 
solids (TSS) 85% 80% 

Total Phosphorus 
(TP) 60% 55% 

Total nitrogen 
(TN) 45% 40% 

 
* Reductions in loads are relative to the pollution generation from the development without treatment. 
Source: Botany Bay & Catchment Water Quality Improvement Plan, April 2011, page ii. 
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Notes: 

1. Standards to be achieved are a percentage of the baseline annual pollutant load, which is defined 
as the expected post development pollutant load that would be discharged from the site over the 
course of an average year if no stormwater reuse or treatment measures were applied.  

2. In situations where a higher treatment standard is needed to satisfy the Office of Water 
requirements, the Office of Environment and Heritage requirements or other water quality 
legislation such higher standard shall prevail. 

3. Certain types of development in areas subject to the Botany Sands Aquifer may be considered as 
Integrated Development and must be referred to the relevant State Government Authority. 

 
C3 New developments with a total site area greater than 1,500m2 or provision of more than ten (10) 

car parking bays, shall include MUSIC modeling which shall be undertaken by the applicants to 
ensure the stormwater pollutant reduction targets have been achieved. Further information on 
MUSIC modelling is available in the Draft NSW MUSIC Modelling Guideline on Sydney 
Metropolitan Catchment Management Authority (CMA) Water Sensitive Urban Design (WSUD) 
Program website. 
 

C4 The treatment measure(s) shall include one or more of the following methods or any other as 
appropriate: 

 
(i) Gross Pollutant Traps; 
(ii) Sediment Traps/ Basins; 
(iii) Oil Separators; 
(iv) Bio-retention Systems; 
(v) Constructed wetlands; and 
(vi) Rain Gardens. 
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3H.1  Introduction 
 
This Part considers the implementation of Ecologically Sustainable Development (ESD) principles for 
development within the City of Botany Bay and contains controls to improve the environmental sustainability of 
the Botany Bay environment.  
 
This Part establishes new sustainability targets in construction, planning and design through the 
implementation of ESD (Environmentally Sustainable Development) principles and policies. It has been 
prepared having regard to the objectives of the Environmental Planning and Assessment Act which 
encourages: “ecologically sustainable development.”  
 
 Five key principles of ESD are: 
 

 Integrating economic and environmental goals in policies and activities (the integration principle); 
 Ensuring the environmental assets are properly valued (the valuation principle); 
 Providing for equity within and between generations (the intergenerational principle); 
 Dealing cautiously with risk and irreversibility (the precautionary principle); and 
 Recognising the global dimension. (Department of Environment and Water Resources, 2007). 

3H.1.1  Land to which this Part Applies 
 
The controls in this Part applies to all land within the City of Botany Bay where development consent is 
required. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development  
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts  
Part 9 - Key Sites 
Part 10 – Technical Guidelines 
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3H.1.2  General Objectives 
 
 

O1 To minimise consumption of resources including energy, water, waste and soil;  
 

O2 To provide a comprehensive set of ecologically sustainable development requirements which will 
assist in the assessment of development applications; 
 

O3 To ensure the design and construction of development will minimise the adverse impacts on the 
environment; 
 

O4 To improve resident, employee and construction workers’ comfort and health; 
 

O5 To minimise pollution of air, soil and water;  
 

O6 To promote environmentally sensitive design and construction of buildings; and 
 

O7 To encourage design for durability and long life and promote the use of renewable energy 
sources and materials. 
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3H.2 Energy and Water Efficiency  

3H.2.1 Energy & Water Efficiency for Building Sustainable Index (BASIX)
 Development 
 
This Section of this Part applies to residential development including: 
 

 New dwelling houses; 
 Multi unit housing and residential flat developments;  
 Alterations and additions to residential dwellings throughout NSW with a total estimated cost of 

works of more than $50,000; and 
 New pools with a volume of 40,000 litres or more. 

State Environmental Planning Policy Building Sustainability Index 2004 (BASIX) sets provisions that aim to 
reduce energy and water consumption for residential development. BASIX is designed to reduce the impacts 
of new housing on the environment by identifying the minimum standards that a development is to achieve.  

All new developments are required through design, construction and choice of appliance, to maximise use of 
renewable energy sources (such as sunshine) and use less energy more efficiently. This helps to preserve 
scarce resources, reduce the level of greenhouse gas emissions and provide significant savings. 

The BASIX tool currently assesses the potential performance of proposed new housing against various 
sustainability indices, including landscape, stormwater, water, thermal comfort and energy. The results of a 
BASIX assessment are presented as a 'schedule of commitments', which are detailed within a BASIX 
Certificate. As a minimum, a new development must be able to demonstrate the commitments selected will 
use 40% less mains water, and 25% less energy than conventional buildings of a similar type. 

Residential developments must meet the BASIX benchmarks.  

Objectives 
 

O1 To apply principles and processes that contributes to ecologically sustainable development 
(ESD); 
 

O2 To ensure that energy efficiency is a fundamental component of the design and construction of all 
developments; 
 

O3 To minimise green-house gas emissions and conserve non-renewable energy sources; 
 

O4 To design developments to improve water conservation and increase on-site storage of rainwater 
for reuse; 
 

O5 To ensure efficient and effective use of rain water;  
 

O6 To encourage development that reduces energy consumption throughout all aspects and phases 
of the construction, occupation, utilisation and lifecycle of the building/development;  
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O7 To ensure development that utilises sustainable natural resources (sun, wind, water) to create 

naturally comfortable environments that are reliant on efficient, cost effective and ecologically 
sustainable provision of energy; and 
 

O8 To ensure development takes into consideration neighbouring active solar technologies in the 
design of the building. 

 
 

Controls  
 

General  
 

C1 For all proposed residential development where BASIX applies, the development application or 
Complying Development Certificate is to be accompanied by a BASIX (Building Sustainability 
Index) Certificate. To obtain a certificate, applicants must complete an online assessment using 
the BASIX tool. Details are at www.basix.nsw.gov.au. 

 
 
 

Solar Panels 
 

C2 Solar hot water systems are encouraged to be installed in all new developments and major 
alterations and additions. Where solar access is poor, alternative high efficiency systems are to 
be used, such as: 

 
(i) High efficiency gas storage system; 
(ii) High efficiency electric heat pump; or 
(iii) Instantaneous gas hot water for premises with low level hot water usage. 

 
C3 The location and placement of photovoltaic solar panels is to take into account the potential 

permissible building form on adjacent buildings.  
 

C4 Proposals for new buildings, alterations and additions and major tree planting are to maintain 
solar access to existing photovoltaic solar panels.  

 
 

 

http://www.basix.nsw.gov.au/
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3H.2.2  Energy & Water Efficiency for Non-BASIX Development 
 
The City of Botany Bay Council encourages energy efficient buildings. Energy efficient buildings require less 
energy for construction and maintenance, heating and cooling, lighting and ventilation. A building's operating 
energy can be conserved through passive heating and cooling features such as insulation, double-glazing, 
thermal mass, shading, and natural ventilation.  
 
A building's embodied energy can be reduced by constructing it from locally sourced and/or recycled 
materials, and by making it easy to dismantle and recycle in its turn. Large buildings can also conserve energy 
by installing cogeneration units, which use the waste heat from electricity generation. Solar hot water heaters 
on roof tops can offset demand for electricity and gas by using sunlight to heat water. 
 
The design of buildings should follow the general principles of ‘green building design’ to reduce consumption 
of non-renewable energy sources and thereby: 
 
 Use energy efficiently; 
 Minimise the use on non-renewable energy; 
 Reduce the peak demand on energy supply systems; 
 Reduce greenhouse gas emissions; 
 Make buildings more comfortable for occupants all year round; and 
 Reduce energy bills and the lifecycle cost of energy services.  

 
The National Australian Built Environment Rating System (NABERS) is a performance-based rating system for 
existing buildings managed by the NSW Office of Environment and Heritage (OEH). NABERS rates a building 
on the basis of its measured operational impacts on the environment. 
 
Note:  The Building Code of Australia (Section J) introduced energy efficiency provisions that apply to 

commercial buildings (Class 5-9) in 2006 that must be read in conjunction with these controls. 
 

Objectives 
 

O1 To ensure commercial and industrial development incorporates ecologically sustainable design 
principles; 
 

O2 To encourage passive solar design through site layout, orientation of buildings;  
 

O3 To encourage design and construction which reduces the need for mechanical heating and 
cooling systems; 

 
O4 To design development to improve water conservation and increase on-site storage of rainwater 

for reuse; 
 

O5 To ensure efficient and effective use of rain water; and 
 

O6 To encourage the installation and use of active solar technologies.  
 

http://www.urbanecology.org.au/topics/passiveheating.html
http://www.urbanecology.org.au/topics/passivecooling.html
http://www.urbanecology.org.au/topics/buildingsembodiedenergy.html
http://www.urbanecology.org.au/topics/cogeneration.html
http://www.urbanecology.org.au/topics/solarhotwater.html
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Controls  
 
Passive Design  

 
C1 Buildings are to be oriented and designed to achieve optimum solar access and natural ventilation 

where practical.  
 

C2 Measures to reduce heat loss and gain in winter and summer must be incorporated into the 
building design.  Details to be provided at DA stage. 
 

C3 The following design elements must be incorporated in regards to the natural ventilation of 
buildings: 

 
(i) Windows and doors are to be sited to allow for cross flow ventilation from prevailing winds 

(refer to Figure 1); 
(ii) Landscaping and water features are to be used to provide evaporative pre-cooling; 
(iii) Internal walls and partitions are to be positioned to allow for any prevailing passage of air 

through the building; and 
(iv) Insulation is to be used in external walls and roofs to reduce heat escaping from a building in 

winter and to maintain a lower internal temperature in summer. 
 

 
 

Figure 1 - Natural Wind Flow  
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Solar Panels 
 

C4 Solar hot water systems are encouraged to be installed in all new developments and major 
alterations and additions. Where solar access is poor, alternative high efficiency systems are to 
be used, such as: 

 
(i) High efficiency gas storage system; 
(ii) High efficiency electric heat pump; or 
(iii) Instantaneous gas hot water for premises with low level hot water usage. 

 
C5 The location and placement of photovoltaic solar panel is to take into account the potential 

permissible building form on adjacent building.  
 

C6 Where possible proposal for new building, alterations and additions and major tree planting are to 
maintain solar access to existing photovoltaic solar panel having regard to the performance, 
efficiency, economic viability and reasonableness of their location.  

 
C7 Roof mounted solar collector panels are to be provided for new development to the rooftop area 

of each new building, of which 20% of power generated shall be returned to the Ausgrid network 
together with tariff rebates. 
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3I. 1   Introduction  
 
Council is committed to ensuring that all development provides the community and users with a safe and 
secure environment. In 2001, the NSW Government released Crime Prevention and Assessment of 
Development Application: Guidelines under section 79C of the Environmental Planning and Assessment Act 
1979. The Guidelines establish two steps which councils must undertake in the assessment of development 
applications: 
 

(i) Assessing all applications against basic Crime Prevention Through Environmental Design (CPTED) 
design principles; and  

(ii) Undertaking a crime risk assessment for specifically identified development types.  
 
Council will endeavour to support the minimisation of crime risk as part of all Development Applications. 
Council may refer the Development Application to the NSW Police Local Area Command for assessment 
against CPTED principles where the proposed land use or design of the development poses a crime risk.  

3I.1.1 Land to which this Part Applies 
 
This Part of the DCP applies to all developments within the Botany Bay Local Government Area. It provides 
objectives and controls in relation to crime prevention, safety and security and needs to be read in conjunction 
with: 
 

Part 1 - Introduction  
Part 2 - Advertising and Notification 
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development and Land Uses 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Safety and security are the critical components in the function and operation of the urban environment. By 
creating a safe and secure environment, it will encourage activities during the day and at night by reducing the 
opportunities of crime and violent behaviour and making places more user-friendly.  
 
This Part consists of design principles and guidelines for creating safe and secure developments and urban 
spaces. The challenge for planners, designers and property owners is to create lively and interesting urban 
places without being feeling “locked in” or consistently being monitored.  
 
Refer to Part 2 - Notification and Advertising, Table 5 in Schedule 3 for information in regards to which 
Development Applications will be referred to NSW Police.  
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3I.1.2 Crime Prevention Through Environmental Design (CPTED) 
 
The purpose of CPTED is to manage, design and manipulate the environment to reduce the opportunity for 
crime to be committed. This includes reducing opportunities for crime against people and property and extends 
beyond a house and into adjoining public spaces.  
 
There are four key assessment principles within CPTED that will be applied. These include:  
 
 Surveillance - The attractiveness of crime targets can be reduced by providing opportunities for 

effective surveillance, both natural and technical. 
 
 Access control - Physical and symbolic barriers can be used to attract, channel or restrict the 

movement of people. They minimise opportunities for crime and increase the effort required to commit 
crime. 

 
 Territorial reinforcement - Community ownership of public space sends positive signals. People often 

feel comfortable in, and are more likely to visit, places which feel owned and cared for. Well used 
places also reduce opportunities for crime and increase risk to criminals. 

 
 Space management - Popular public space is often attractive, well maintained and well used space. 

Linked to the principle of territorial reinforcement, space management ensures that space is 
appropriately utilised and well cared for. 
 

To support the CPTED principles and assessment of the potential crime risks resulting from development 
applications the general objectives apply to all developments within the Botany Bay local government area.  

3I 1.3  General Objectives  
 
 

O1 To develop a safer environment within the Botany Bay local government area; 
 

O2 To reduce opportunities for criminal activities and anti-social behaviour; 
 

O3 To improve community safety in streets and the public domain; 
 

O4 To promote and create attractive and useable urban spaces; 
 

O5 To provide better integration and connection of street and public domain; and 
 

O6 To increase community activities in the public place during the day and night time.   
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3I.2 Site Layout, Design and Uses 
 
Developments must consider surrounding land uses and building designs to ensure that new developments 
are not adversely impacting on safety and security of both the proposed development and adjoining land uses.  
 
Surrounding land uses that should be considered include the freight rail corridor, major roads, dangerous 
goods routes and potentially hazardous industry. Consideration of these surrounding land uses may result in 
changes to site boundary treatments, the development of risk management plans and changes to site access 
for safe vehicular movements.  
 
Note: Applicants should be aware that referral to the NSW Police for CPTED assessment may be required 
and may result in amendments to a proposed application or the installation of security devices.  
 

Objectives 
 

O1 To encourage well integrated developments; 
 

O2 To promote walkable neighbourhoods and centres; 
 

O3 To provide legible and navigable street networks; 
 

O4 To promote street and public domain activities during day and night time; 
 

O5 To maximise natural surveillance and visibility of public spaces; 
 

O6 To encourage walking and cycling in new developments; 
 

O7 To ensure new developments fronting streets and public spaces; and  
 

O8 To delineate public and private spaces in new developments. 
 

 

Controls  
 

C1 Developments are to provide connections to existing activity centres, neighbourhoods and street 
networks. Isolated residential developments or gated communities are discouraged. 
 

C2 Developments shall facilitate a diverse range of activities that attract people, encourage 
interaction and provide a community focus. 
 

C3 New streets must be legible and navigable and provide direct connection to key facilities and 
infrastructure. Dead-end streets and cul de sac are to be avoided. 
 

C4 Mixed use and higher-density developments are to be located in close proximity to activity centres 
or public transport networks. 
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C5 For new development located along major arterial and main roads, active street frontages and 
uses are to be located on the ground floor to attract pedestrian traffic. 
 

C6 Pathways shall be direct with all barriers along pathways being permeable including landscaping 
and fencing.  
 

C7 Provide pedestrians and cyclists with a choice of formal pathways and routes. 
 

C8 No entrapment spots should be included in any path.  
 

C9 All paths shall be well lit.  
 

C10 Large and unsupervised at-grade car parking areas shall be avoided. 
 

C11 Applications for development over 20 dwellings are to be accompanied by a formal crime risk 
assessment. 
 

C12 Different public and private spaces of development are required by employing a level change at 
the site by utilising different paving materials and colour and installing signage.  
 

C13 In business centres, a variety of night-time uses is encouraged (i.e. restaurants, entertainment 
and retail) to front public spaces and domains. Night-time uses shall have good access to the 
public transport network.  
 

C14 Encourage mixed use within the same building. This can be achieved by providing retail and 
commercial spaces at street level and residences on the upper floors.  
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3I.3 Building Design 
 

Appropriate siting and design of buildings can reduce the attractiveness of crime and provide opportunities for 
active surveillance.  
 

Objectives 
 

O1 To maximise natural surveillance in public spaces and streets by increasing the level of activity for 
nearby buildings and streets; 
 

O2 To encourage a compatible mix of uses and activities;  
 

O3 To provide active frontages and uses on the ground and first floor of buildings in centres/mixed 
use; 
 

O4 To ensure new developments are well connected to existing pedestrian network and cycle paths; 
 

O5 To create building entrances that are highly visible to and from the street and public areas; 
 

O6 To ensure fences and walls do not interfere or reduce the visibility and natural surveillance to and 
from public areas, streets and private entrances; and 
 

O7 To reduce opportunities for seclusion through the adoption of appropriate design solutions for site 
boundary treatments (i.e. fencing, landscaping, driveways and open spaces). 

 
 

Controls  
 
C1 Habitable rooms shall be positioned at the front of dwellings.  

 
C2 Windows of a habitable room (i.e. living room, bedroom and kitchen) shall be orientated toward 

public and communal areas.  
 

C3 Buildings and open space areas will be designed to: 
(i) Enable casual surveillance of streets, open space and entrances to buildings; 
(ii) Minimise access between roofs, balconies and windows of adjoining developments; and 
(iii) Ensure adequate lighting to access routes, car park areas and open space. 

 
C4 Long blank walls, car park entrance and exit and service areas along the street frontages shall be 

avoided. Where it is unavoidable, planting for screening purpose or anti-graffiti paint should be used. 
 

C5 Established setback patterns of the street are to be maintained.  
 

C6 Awning and weather protection shall be provided along pedestrian paths to accommodate usage for 
all weather conditions.   



 
 

P a g e  | 7 

Part 3I - Crime Prevention, Safety and Security                                 Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

 
 
 
 

C7 Active frontages and uses on the ground and first floor of buildings shall be provided in 
centres/mixed use areas. Ground and first floor uses shall establish a connection (i.e. both visually 
and physically) to the street and public space. This could be achieved by opening directly on to the 
street or providing outdoor dining area for restaurant and cafe.  

 
C8 Entrances to new development shall front the street to maximise surveillance to the public 

environment and provide clear sightlines with direct access from the street to the building entrance.  
 

C9 Provide clear signage and identification of buildings or dwellings, ie: clear numbering. Location maps 
and directional signage will be provided for larger developments.  

 
C10 For a mixed-use building, separate entrances shall be provided for residential and commercial/retail 

components. 
 

C11 Entrances and exits of buildings shall be well lit, secure and highly visible to and from public spaces, 
streets and adjoining buildings.  

 
C12 Boundary fences shall not provide opportunities for seclusion and should be of a height that does not 

prevent the surveillance of streets. 
 

C13 Fences located within the front setback shall not be more than 1.2 metres in height (above the 
natural ground level) and are not to be less than 50% transparent.  

 
C14 Servicing areas of building is to be located to the side and rear of new development. 

 
C15 An audio or video intercom system is to be provided at the entry or in the lobby for the visitor to 

communicate with residents within the new developments. 
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3I.4 Landscaping and Lighting  
 

Objectives 
 

O1 To maximise natural surveillance to the public domain and open spaces; 
 

O2 To encourage the use of the public domain and open spaces at all times of the day; 
 

O3 To ensure adequate lighting is provided to the public domain and open space to enhance visibility 
and natural surveillance; and 
 

O4 To ensure landscaping does not interfere with the sightlines or natural surveillance to pedestrian 
and cyclist pathways, the public domain and open space from the surrounding buildings and 
streets. 

 
 

Controls  
 
C1 Landscape planting and vegetation shall not impede the views to the communal areas or public 

street and spaces. 
 

C2 All areas to be used at night shall be well lit (including pathways, etc).  
 

C3 Access and egress routes and dark or sheltered areas will be clearly illuminated. All lighting must 
comply with relevant Australian Standards. 
 

C4 Pedestrian pathways, laneways, access routes and entrances shall be well lit.  
 

C5 Vegetation with dense top to bottom foliage to eye level should be avoided where surveillance is 
required. Plants such as low hedges and shrubs and high or raised canopied trees shall be used for 
landscaping to provide good natural surveillance.  

 
C6 Landscaping shall not conceal a building entrance. 
C7 External lighting must provided to mixed use developments, commercial developments and industrial areas 

where pedestrian ways, main building entries, driveways, communal areas and car parks require public access 
at night or after normal trading hours. 

 
C8 External lighting is to comply with the requirements of Section 9.21: Lighting in the Vicinity of Aerodromes, 

Manual of Standards, Part 139 – Aerodromes Version 1.1, February 2003. All lighting, regardless of location, 
which may affect the safe operation of aircraft operating at Sydney Airport are required to be compatible with 
the above requirements. 

C9  
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3I.5 Public Domain, Open Space and Pathways 
 

Objectives 
 

O1 To maximise natural surveillance to public domain and open spaces; 
 

O2 To encourage the use of public domain and open spaces at all times of the day; 
 

O3 To ensure adequate lighting is provided to the public domain and open space to enhance visibility 
and natural surveillance; 
 

O4 To ensure landscaping does not interfere with the sightlines or natural surveillance of pedestrian 
and cyclist pathways, public domain and open spaces from the surrounding buildings and streets; 
and 

 
O5 To co-locate pedestrian, cycling and vehicular routes, where possible, to maximise activity and 

natural surveillance.  
 

 

Controls  
 

C1 Public domain and open space shall be visible from the neighbouring buildings, surrounding 
streets and infrastructure (i.e. schools, library, etc.). 
 

C2 A minimum of three sides of active frontages is to be provided to public open spaces and 
playgrounds. 
 

C3 Solid fences are discouraged for new development or subdivision backing onto public domains 
and open spaces. Open fencing is preferred. 
 

C4 Comfortable public places with high-quality public furniture, good shade and interesting outlooks 
within the public domain and open space shall be provided.  
 

C5 Landscaping must not obscure the lighting or sightline to the surrounding pedestrian/cycling paths 
and open space. Landscaping must be provided and designed accordingly.  
 

C6 Walking and cycling paths are to be an adequate width for both to pedestrians and cyclists and 
comply with the following five principles Connection; Convenience; Convivial; Comfortable and 
Conspicuousness. 
 

C7 Pedestrian and cycling paths must comply with Australian Standard 1428. 
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3I.6 Car Parking Areas 
 

Objectives 
 

O1 To ensure the design and siting of car parking does not reduce pedestrian and cyclist amenity 
and safety within the car park or in the street; 
 

O2 To maximise the natural surveillance and visibility to and from car parking areas; 
 

O3 To ensure pedestrian access to car parking areas is safe, convenient and direct; and 
 

O4 To minimise the opportunities for concealment within car park areas.  
 

 

Controls  
 
C1 Large car parking areas are to be located below ground level or under buildings to enable active 

uses (i.e. retail) and frontages on the street level. At-grade car parking areas are discouraged. 
 

C2 If underground car parking is not possible, car parking areas are to be located to side and rear of 
residential and commercial development.  

 
C3 Dense vegetation, solid fences and unnecessary structures along the perimeter of the car parking 

area is not permitted. 
 

C4 Parking spaces shall be designed to provide effective sightlines from moving cars, and between 
parked cars to enhance pedestrian safety.  

 
C5 Entry to basement parking areas will be through security access via the main building. This access 

will be fitted with a one-way door from the foyer into the basement.  
 

C6 For multi-storey car parking, stairwells are to be open or see through to enable informal surveillance 
to be provided to and from the public areas. 

 
C7 Pedestrian paths to and from car parking areas are to be well lit, signed, landscaped and clearly 

marked to clearly define them from the vehicular roads and parking areas.  
 

C8 Car parking pedestrian entry and exit points shall be located on the street level to maximise 
pedestrian flow and natural surveillance from active uses on the ground floor. 

 
C9 The number of pedestrian entry and exit points for multi-storey car parks are to be minimised.  

 
C10 Parking for people with a disability is to be located in highly visible areas and close to pedestrian 

entry and exit points of the car park. 
 

C11 For residential developments, accesses to car parks from common areas are to be secured by 
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lockable doors.  
 

C12 For mixed-use development, residential car parking areas are to be separated from any other 
building uses. 

 

3I.7 Public Facilities 
 

Objective 
 

O1 To ensure public facilities are located in areas with high pedestrian flow and movement. 
 

 

Controls  
 

C1 Public facilities (i.e. ATMs, bicycle storage, public toilets and telephones) are to be highly visible 
from public areas. Where possible, these facilities are to be located adjacent to uses or activities 
with extended trading hours such as restaurants, cafés and convenience stores. 
 

C2 Public facilities are not to be located in hidden spaces such as fire exits. 
 

C3 Directional signage is to be provided for key public facilities. 
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3J.1  Introduction  
 
This Part provides a means of assessing the effect of aircraft noise on development proposals by utilising an 
appropriately endorsed Australian Noise Exposure Forecast (ANEF) chart that takes into account long-term 
operating procedures and air traffic forecasts at Sydney (Kingsford-Smith) Airport. This Part also provides 
potential applicants with an understanding of the predicted level of the potential height limits due to prescribed 
airspace on proposed development sites and the potential for proposed developments to cause mechanical 
windshear. 
 

3J.1.1 Land to which this Part Applies 
 
The aircraft noise controls apply to all development in the City of Botany Bay within the 20 ANEF and above 
contour on the ANEF chart applicable to the City of Botany Bay. The ANEF chart for Sydney Airport will be the 
ANEF chart adopted by Council based on the most up-to-date information on operating procedures and air 
traffic forecasts at Sydney (Kingsford Smith) Airport. 
 
The potential height limit controls, due to prescribed airspace for Sydney (Kingsford Smith) Airport, apply to all 
land within the Botany Bay LGA. 
 
The map at Schedule 2 shows the area of the Botany Bay LGA in which development may require an 
assessment for mechanical wind shear. 
 
 
Note: In regards to minor development including non-habitable development or minor alterations and additions 
(i.e laundries) contact Council for further advice.  
 

3J.1.2 Definitions 
 
ANEF - Australian Noise Exposure Forecast: 
 
A single number index for predicting the cumulative noise exposure levels in communities near an airport 
during a specified time period.  It is based on a forecast of aircraft movement numbers, aircraft types, 
destinations and the location of runways at the airport.  The most appropriate ANEF, as adopted by Council 
from time to time, is located in Council's Administration Centre, Coward Street, Mascot. 
 
Australian Standard (AS) 2021-2000 - Acoustics - Aircraft Noise Intrusions - Building Siting and 
Construction: 
 
The Standard provides guidance to State & Local Government authorities regarding land use planning, 
building construction and on the acoustic adequacy of existing buildings in areas in the vicinity of airports and 
aircraft fight paths. 
 
Indoor design sound level: 
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The maximum A-weighted sound pressure level from an aircraft fly-over which, when heard inside a building 
by the average listener, will not be judged as intrusive or annoying by that listener while carrying out a 
specified activity. 

3J.1.3 General Objectives 
 

Objectives 
 

O1 To provide a planning approach that is capable of variation in the event of differing circumstances 
arising from changed aircraft operating procedures and traffic volumes associated with Sydney 
(Kingsford-Smith) Airport; and 
 

O2 To ensure, to the extent practicable when applying an endorsed ANEF noise metric, that 
developers, property owners and purchasers/occupiers are aware of the predicted level of aircraft 
noise, potential height limits due to prescribed airspace for Sydney (Kingsford Smith) Airport on 
properties, the subject of development, and the possibility that certain development in certain 
areas in the vicinity of Sydney Airport may cause mechanical wind shear. 
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3J.2 Aircraft Noise Exposure Forecast  
 

Objective 
 

O1 To provide a discretionary approach by Council in the assessment of proposed development 
within localities affected by aircraft noise. 

 

Controls 
 

Development Classified as “Acceptable” 
 
C1 Where the building site is classified as “acceptable” under Table 2.1 of AS2021-2000, 

development may take place subject to Council consent, there being no need, in the case of 
building construction, to provide protection specifically against aircraft noise. 

 
Note: 
Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the airport) 
an acoustical assessment by an accredited acoustical consultant is required which takes into account 
noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
 

 
Development Classified as “Conditional” 

 
C2 Where the building site is classified as "conditional" under Table 2.1 of AS2021-2000, 

development may take place, subject to Council consent and compliance with the requirements of 
AS2021-2000. 

 
Note: 
Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the airport) 
an acoustical assessment by an accredited acoustical consultant is required which takes into account 
noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 
 

 
 
 

Development Classified as “Unacceptable” 
 
C3 In certain circumstances, and subject to Council discretion, Council may grant consent to 

development where the building site has been classified as "unacceptable" under Table 2.1 of 
AS2021-2000.  For Council to be able to consider such applications for development, the 
following factors must be complied with: 
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(i) Submission of specialist acoustic advice by an accredited acoustical consultant certifying full 

compliance with the requirements of Table 3.3 of AS2021-2000; 
(ii) Submission of plans and documentation indicating the subject premises will be fully air-

conditioned or mechanically ventilated in accordance with Council guidelines; and 
(iii) Any additional information considered necessary by Council to enable it to make a decision. 
 
Note: The Standard also requires that the external environment to a dwelling within a 25 to 30 
ANEF Contour be considered for aircraft noise impacts. This process has to take the following 
into account: 
 
1. Whether or not there is an existing residential dwelling on site;  
2. What the application of the Standard applies to; 
3. Does the dwelling have access to a rear yard within the property, which is currently available 

for outdoor recreational use by residents of the dwelling; and  
4. Does the outdoor environment given the curfew and current operating patterns are such that 

in daylight hours there will be sufficient opportunity to resort to the private open space without 
the presence of aircraft noise.  

 
Note: Where the height of the proposed development is higher than the existing height of the 
localised building stock (and the proposed development has a direct line of sight to the seaport 
and/or the airport) an acoustical assessment by an accredited acoustical consultant is required 
which takes into account noise from the operations of Port Botany and Sydney Kingsford Smith 
Airport. 

 
 

 
General  

 
C4 Notwithstanding the above controls, no applications for new residential development, new 

educational establishments, new child care centres, new hospitals, new nursing homes, or any 
other use which, in the opinion of Council, is considered to be aircraft noise sensitive will be 
supported by Council where the property is located within the 30+ ANEF contour. 
 

C5 Where a building site is considered by Council to be located on or immediately adjacent to an 
ANEF contour and could be affected by aircraft noise the subject development will be assessed as 
if it was located within the relevant ANEF contour. 

 
C6 For residential development located within the 25+ ANEF contour the external environment (i.e 

deck and pergola) to the dwelling must be considered for aircraft noise impacts. The acoustic 
report must consider the external environment in accordance with AS 2021-2000. 

 
Note: Advice from the Department of Infrastructure and Regional Development’s website: 
 
AS 2021 provides an assessment of potential aircraft noise exposure around airports based on the 
Australian Noise Exposure Forecast (ANEF) metric which applies to the development of airport master plans 
and is applied in strategic land use planning in the vicinity of airports. 
 



 
 

P a g e  | 6 

Part 3J – Development Affecting Operation at Sydney Airport                       Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

AS2021 currently specifies that it is ‘acceptable’ to construct noise sensitive developments in areas where 
the ANEF is less than 20. This may lead to the mistaken perception that intrusive aircraft noise stops at the 
20 ANEF contour and that properties immediately adjacent to the contour will not be adversely impacted. For 
further information please access the Department of Infrastructure and Regional Developments website at 
http://www.infrastructure.gov.au/aviation/environmental/airport_safeguarding/nasf/review_as2021_2020.aspx 
 

http://www.infrastructure.gov.au/aviation/environmental/airport_safeguarding/nasf/review_as2021_2020.aspx
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3J.3 Aircraft Height Limits and Prescribed Zones 
 
Botany Bay Local Government Area lies within the prescribed airspace for Sydney (Kingsford Smith) Airport. 
The prescribed airspace for Sydney over Botany Bay LGA consists of Procedures for Air Navigation Systems 
Operations (PANS-OPS) and Obstacle Limitation Surfaces (OLS). 
 
The critical component of the prescribed airspace over Botany Bay is the Inner Horizontal Surface (51.0 
metres AHD) of the OLS for Sydney (Kingsford Smith) Airport. Any intrusion into prescribed airspace would 
constitute a controlled activity and as such, must be referred to Sydney Airports Corporation Limited (SACL) 
for an approval process (Airports Act 1996 Section 186). 
 
Note:  Section 182 of the Airports Act 1996 defines ‘Controlled Activities’ as: constructing a building, or other 
structure, that intrudes into the prescribed airspace; altering a building or other structure so as to cause the 
building or structure to intrude into the prescribed airspace; any other activity that causes a thing attached to, 
or in physical contact with the ground to intrude into the prescribed airspace. It also makes reference to 
artificial lighting, light reflection and the generation of air turbulence and emissions such as smoke, dust, 
steam or gases or other particulate matter. 
 
The approval process involves referral of the application to the Civil Aviation Safety Authority (CASA) and 
Airservices Australia (AsA) for assessment relating to safety, efficiency and regularity of air traffic using 
Sydney (Kingsford Smith) Airport. These assessments, once received, along with SACL recommendations, 
are forwarded to the Department of Infrastructure and Regional Development, for consideration and approval. 
The approval will nominate a building height limit that will not interfere with the prescribed air space or aircraft 
movements. The approval will also consider the impact of the proposed building envelope and building 
materials on airport navigation systems.  
 
Note: Permanent controlled activities’ are not permitted to penetrate the Procedures for Air Navigation 
Services Operations surfaces (PAN-OPS) component of the prescribed airspace. ‘Permanent controlled 
activity’ is considered to be any structure erected for a period of more than 3 months. 
 

Objectives 
 

O1 To provide potential applicants with an understanding of the predicted level of the potential height 
limits due to prescribed airspace on proposed development sites;  
 

O2 To ensure, to the extent practicable, that developers, property owners and purchasers/occupiers 
are aware of the height limits on properties and the impact of controlled activities; 

 
O3 To provide guidance to applicants of the approval process required in areas impacted by Sydney 

(Kingsford Smith) Airport - Procedures for Air Navigation Systems Operations (PANS-OPS) and 
Obstacle Limitation Surfaces (OLS); and 

 
O4 To ensure that developments do not adversely impact on the PANS-OPS or OLS for Sydney 

(Kingsford Smith) Airport.  
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Controls 
 

C1 If the building is located within a specific area identified on the OLS map or seeks to exceed the 
height limit specified in the map the application must be referred to Civil Aviation Safety Authority 
and Airservices Australia for assessment. 

 
Note 1: Any development over 7.62 metres from existing ground level in the area bounded by 

Hollingshed Street, Sutherland Street, Sparks Street, Wentworth Avenue, Myrtle Street, 
Lord Street and Botany Road is required to be referred to Sydney Airport Corporation for 
consideration on height grounds. 

 
Note 2: Development outside the area detailed in Note 1 above, which is 15.24 metres or over in 

height is required to be referred to Sydney Airport Corporation for consideration on 
height grounds. 

 
C2 Developments must consider the operating heights of all construction cranes or machinery (short-

term controlled activities) that may exceed the OLS height limits thereby penetrating the 
prescribed airspace. Consideration should be given to the timing and location for the proposed 
controlled activity on site for referral to Civil Aviation Safety Authority and Airservices Australia. 

 
C3 Approval to operate construction equipment (i.e. cranes) shall be obtained prior to any  

commencement of construction, where the prescribed airspace is affected. 
 

Note: Please contact Council for advice to whether or not your Development Application is 
required to be referred to SACL.  
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3J.4 National Airports Safeguarding Framework 
 
The National Airports Safeguarding Framework is a national land use planning framework that aims to: 
 
 Improve community amenity by minimising aircraft noise-sensitive developments near airports including 

through the use of additional noise metrics and improved noise-disclosure mechanisms; and 
 Improve safety outcomes by ensuring aviation safety requirements are recognised in land use planning 

decisions through guidelines being adopted by jurisdictions on various safety-related issues. 
 
The National Airports Safeguarding Advisory Group (NASAG), comprising of Commonwealth, State and 
Territory Government planning and transport officials, the Australian Government Department of Defence, the 
Civil Aviation Safety Authority (CASA), Airservices Australia and the Australian Local Government Association 
(ALGA), has developed the National Airports Safeguarding Framework (the Framework). 
 
Relevant Commonwealth, State (including NSW) and Territory Ministers considered and agreed to the 
Framework at the Ministerial Standing Council on Transport and Infrastructure (SCOTI) meeting in May 2012. 
 
Additional information on the National Airports Safeguarding Framework can be found at 
http://www.infrastructure.gov.au/aviation/environmental/airport_safeguarding/nasf/ 
 
Note: For all development please refer to: 
 
 Guideline B: Managing the Risk of Building Generated Windshear and Turbulence at Airports; 
 Guideline C: Managing the Risk of Wildlife Strikes in the Vicinity of Airports, this risk needs to be 

addressed and minimised; 
 Guideline D: Managing the Risk of Wind Turbine Farms as Physical Obstacles to Air Navigation; and 
 Guideline E: Managing the Risk of Distractions to Pilots from Lighting in the Vicinity of Airports. 

 
With respect to Guideline B, a procedure has been prepared on behalf of Sydney Airport Corporation Limited 
by wind engineering and air quality consultants Cermak Peterka Petersen that can be used to determine 
whether or not an assessment for mechanical wind shear impacts is needed for any development proposed to 
occur in the area of the Botany Bay LGA shown in the map at Schedule 2. The procedure is reproduced in full 
at Schedule 3. 
 
 
 

http://www.infrastructure.gov.au/aviation/environmental/airport_safeguarding/nasf/
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SCHEDULE 1 - AUSTRALIAN STANDARDS 2021-2000 
 
The following tables have been reproduced from AS2021-2000 and set out the criteria to be used in the siting 
of buildings (Table 2.1) and in the setting of indoor design sound levels (Table 3.3). 
 

BUILDING SITE ACCEPTABILITY BASED ON ANEF ZONES 
 

Source:  AS2021-2000 (to be used in conjunction with Table 3.3) 
 

 
Building Type 

ANEF Zone of Site 

Acceptable Conditional Unacceptable 
 
House, home unit, flat, 
caravan park 

 
Less than 20 ANEF  
(Note 1) 

 
20 to 25 ANEF 
(Note 2) 

 
Greater than 25 
ANEF 

 
Hotel, motel, hostel 

 
Less than 25 ANEF 

 
25-30 ANEF 

 
Greater than 30 
ANEF 

 
School, university 

 
Less than 20 ANEF 
(Note 1) 

 
20 to 25 ANEF 
(Note 2) 

 
Greater than 25 
ANEF 

 
Hospital, nursing home 

 
Less than 20 ANEF 
(Note 1) 

 
20 to 25 ANEF 

 
Greater than 25 
ANEF 

 
Public building 

 
Less than 20 ANEF 
(Note 1) 

 
20 to 30 ANEF 

 
Greater than 30 
ANEF 

 
Commercial building 

 
Less than 25 ANEF 

 
25 to 35 ANEF 

 
Greater than 35 
ANEF 

 
Light industrial 

 
Less than 30 ANEF 

 
30 to 40 ANEF 

 
Greater than 40 
ANEF 

 
Other industrial 

 
Acceptable in all ANEF zones 

 
Notes: 
1. The actual location of the 20 ANEF contour is difficult to define accurately, mainly because of variation in aircraft flight paths.  

Because of this, the procedure of Clause 2.3.2 may be followed for building sites outside but near to the 20 ANEF contour. 
 
2. Within 20 ANEF to 25 ANEF, some people may find that the land is not compatible with residential or educational uses.  Land use 

authorities may consider that the incorporation of noise control features in the construction of residences or schools is appropriate 
(see also Figure A1 of Appendix A). 

 
3. There will be cases where a building of a particular type will contain spaces used for activities which would generally be found in a 

different type of building (e.g. an office in an industrial building).  In these cases Table 2.1 should be used to determine site 
acceptability, but internal design noise levels within the specific spaces should be determined by Table 3.3. 

 
4. This standard does not recommend development in unacceptable areas.  However, where the relevant planning authority 

determines that any development may be necessary within existing build-up areas designed as unacceptable, it is recommended 
that such development should achieve the required ANR determined according to Clause 3.2. For residences, schools, etc., the 
effect of aircraft noise on outdoor areas associated with the buildings should be considered. 

 

5. In no case should new development take place in greenfield sites deemed unacceptable because such development may impact 
airport operations. 
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INDOOR DESIGN SOUND LEVELS FOR DETERMINATION 
OF AIRCRAFT NOISE REDUCTION 

 
Source:  AS2021-2000 - These indoor design levels are not intended to be used for measurement of adequacy of 

construction. 
 

Building Type and Activity Indoor Design Sound 
Level, dB(A) 

Houses, home units, flats, caravan parks 
Sleeping areas, dedicated lounges 
Relaxing or sleeping areas 
Normal domestic 

 
 
 50 

55 
 60 

Hotels, motels, hostels 
Relaxing or sleeping 
Social activities 
Service activities 

 
 55 
 70 
 75 

Schools, universities 
Libraries, study areas 
Teaching areas, assembly areas (see Note 5) 
Workshops, gymnasia 

 
 
 50 
 55 
 75 

Hospitals, nursing homes 
Wards, theatres, treatment and consulting rooms 
Laboratories 
Service areas 

 
 50 
 65 
 75 

Public buildings 
Churches, religious activities 
Theatres, cinemas, recording studios (see Note 4) 
Court houses, libraries, galleries 

 
 50 
 40 
 50 

Commercial buildings, offices and shops 
Private offices, conference rooms 
Drafting, open offices 
Typing, data processing 
Shops, supermarkets, showrooms 

 
 55 
 65 
 70 
 75 

Industrial 
Inspection, analysis, precision work 
Light machinery, assembly, bench work 
Heavy machinery, warehouse, maintenance 

 
 
 75 
 80 
 85 

 
Notes: 
 
1. The indoor design sound levels in Column 2 are hypothesised values which are based on Australian experience.  A design sound 

level is the maximum level (dB(A)) from an aircraft fly-over which, when heard inside a building by the average listener, will be 
judged as not intrusive or annoying by that listener while carrying out the specified activity.  Owing to the variability of subjective 
responses to aircraft noise, these figures will not provide sufficiently low interior noise levels for occupants who have a particular 
sensitivity to aircraft noise. 
 

2. Some of these levels, because of the short duration of individual aircraft fly-overs, exceed some other criteria published by 
Standards Australia for indoor background noise levels (see AS2107). 
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3. The indoor design sound levels are intended for the sole purpose of designing adequate construction against aircraft noise 
intrusion and are not intended to be used for assessing the effects of noise.  Land use planning authorities may have their own 
internal noise level requirements which may be used in place of the levels above. 
 

4. For opera and concert halls and theatres, and for recording, broadcast and television studios and similar buildings where noise 
intrusion is unacceptable, specialist acoustic advice should always be obtained. 
 

5. Certain activities in schools may be considered particularly noise sensitive and 50 dB(A) may be a more desirable indoor sound 
level to select for any teaching areas used for such activities.  However, the effect of other noise sources should be considered. 
 

6. The provisions of this standard relating to different internal design sound levels for different indoor spaces could result in the use 
of different construction of materials in contiguous spaces, and require the construction of substantial barriers between habitable 
spaces, e.g. heavy self-closing internal doors, detracting from the amenity of the building. Therefore consideration should be given 
to a uniform perimeter insulation approach.  
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Schedule 2 – Map showing shaded blue area in which proposed 
development may require assessment for mechanical wind shear 
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SCHEDULE 3 - PROCEDURE TO USE TO DETERMINE WHETHER OR NOT AN 
ASSESSMENT FOR MECHANICAL WIND SHEAR IMPACTS IS NEEDED 
 
The following has been supplied by Sydney Airport Corporation1 to Council for applicants to follow when 
assessing whether an assessment for mechanical wind shear is required and whether the development 
application needs to be forwarded to SACL for its assessment.  
 
 
 
 
 
 

 

 

1 Letter dated 23 April 2014 from Cermak Peterka Petersen, Wind Engineering and Air Quality Consultants to Sydney Airport 
Corporation Limited 
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Figure 1: NASAG zones showing minimum height limits requiring assessment and OLS relative to AHD 
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3K.1 Introduction 
 
Consideration needs to be given to the possibility that previous or current land use has led to the 
contamination of the site and the potential health and environment risks.  
 
This Part is to be read in conjunction with the State Environmental Planning Policy No. 55 – Remediation of 
Land (SEPP 55), the Contaminated Land Management Act 1997 (CLM Act), Environmental Planning and 
Assessment Act 1979 (EP&A Act) the Department of Urban Affairs and Planning - Managing Land 
Contamination: Planning Guidelines; and the Office of the Environment and Heritage – Guidelines for 
Consultants Reporting on Contaminated Sites. In the event of an inconsistency between the DCP, SEPP 55, 
and the Acts, the DCP is overridden.  
 
Definitions of the terms used in this Part are contained within the SEPP 55 and the CLM Act. 

3K.1.1 General 
 

 
O1 To ensure that the development of contaminated or potentially contaminated land does not pose a 

risk to human health or the environment. 
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3K.2   Contamination Assessments 
 
3K.2.1 Site Investigation Process  
 
Sites must be evaluated to determine if the proposed development is on land suspected to have been used for 
a potentially contaminating activity or is potentially contaminated. If information suggests that contamination is, 
or may be present, or there is a lack of historical knowledge of potentially contaminating uses on the site, the 
applicant must investigate the site and provide information about the nature, extent and degree of 
contamination to Council prior to determination of the development application. 
There are 4 main stages associated with the investigation of sites for potential land contamination and their 
subsequent remediation which must be followed:  
 
 Step 1 - Preliminary Investigation;  
 Step 2 - Detailed Investigation;  
 Step 3 - Remedial Action Plan; and  
 Step 4 - Validation and Monitoring.  
 
Each stage must be prepared in accordance with the guidelines set out by the NSW Environment Protection 
Authority (NSW EPA), State Environmental Planning Policy No. 55 (SEPP 55) and the Managing Land 
Contamination: Planning Guidelines.  
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This image cannot currently be displayed.

Step 4 - Validation and Monitoring 
To be undertaken when any remediation works are required. 

The validation report must confirm that the site complies with the clean-up criteria stated in the RAP 
and standards endorsed by the NSW EPA.  

Step 3 - Remedial Action Plan (RAP) 
To be undertaken when the detailed site investigation indicates that the site is not suitable for the 

most sensitive land use proposed and remediation is required.  

Step 2 - Detailed Investigation 
To be undertaken when the results of a preliminary investigation indicate that the land has been 

used for a potentially contaminating activity; may be contaminated beyond appropriate guidelines for 
the proposed land use or the risk of exposure to contamination may increase due to a change in 

land use. 

Step 1 - Preliminary Investigation 
Assess whether the application is on potentially contaminated land, whether works may potentially 
disturb contaminated land and whether the information obtained from the site history is sufficient to 

determine whether the site is suitable for the proposed most sensitive use. 
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Step 1 - Preliminary Investigation 
 
If contamination is, or may be present or if the information provided is determined by Council to be insufficient 
to assess the proposal, the applicant must provide a Phase 1 – Preliminary Investigation. The preliminary 
investigation must identify any past or present potentially contaminating activities and provide a preliminary 
assessment of site contamination. 
 
Where the preliminary investigation shows a history of non-contaminating activities at a site, Council can 
proceed with the assessment of the development application.  
 
Where the results of a preliminary investigation demonstrate the potential for (including influences from 
adjacent and nearby properties) or the existence of contamination, a detailed investigation will be undertaken 
(refer to Step 2 - Detailed Investigation). 
 
Note: 
If appropriate, a Stage 2 Detailed Investigation can be completed incorporating the requirements of a Stage 1 
Preliminary Investigation. This may increase the efficiency of the development application process when 
considering ‘high risk’ contamination sites.  
 
Step 2 - Detailed Investigation  
 
A detailed investigation must be undertaken when the results of a preliminary investigation indicate the site 
has been used for a potentially contaminating activity; may be contaminated beyond appropriate guidelines for 
the proposed land use or the risk of exposure to contamination may increase due to a change in land use. 
 
The detailed investigation must include a statement which describes whether the site is suitable for the 
proposed use, or if remediation is necessary. 
 
Step 3 - Remedial Action Plan 
 
If the detailed investigation identifies that contamination has rendered the site unsuitable for the proposed land 
use and/or development and remediation is required, a Remedial Action Plan (RAP) must be submitted to and 
approved by Council. 
 
The RAP will clearly state remedial objectives and clean-up criteria as well as detailed plans of how risks from 
contamination will be reduced to achieve the clean-up criteria for the site.  
 
Step 4 - Validation and Monitoring 
 
The purpose of validation is to demonstrate that the objectives of the RAP have been achieved and whether 
any further remediation work or restrictions on land use are required. 
 
A validation report must statistically confirm that the remediated site complies with the clean-up criteria stated 
in the RAP, or where there is no RAP, against standards endorsed by the NSW EPA. 
 
Documentary evidence will be provided to confirm that any contaminated soil that has been disposed of off-
site or removed for re-use has been dealt with in accordance with appropriate regulations, guidelines and 
legislation. 
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3K.2   Site Audit and Site Audit Statements 
 
 

Controls 
 

C1 A site audit is necessary when Council:  
 

(i) Believes on reasonable grounds that the information provided by the applicant is incorrect or 
incomplete; 

(ii) Wishes to verify that the information provided adheres to appropriate standards, procedures 
and guidelines; or 

(iii) Does not have the internal resources to conduct a technical review. 
 

Council may require a site audit be undertaken at any or all of the contamination investigation 
and remediation stages. 
 
If a site audit statement is requested the applicant must provide Council with a clear and legible 
copy of the audit statement and the site audit report. The accredited auditor must discuss any 
proposed conditions with Council prior to issuing the site audit statement. 
 
Council prefers an unconditional site audit statement but in circumstances where this is not 
possible, conditions for ongoing site management and restrictions on the site’s future land use 
may be required. Council will not accept a site audit statement where the site’s suitability relies 
on conditions which Council is of the opinion are unworkable, unwieldy, unenforceable or require 
constant supervision by Council.  
 
Note: If Council requires a site audit in order to make its planning decision the cost will be borne 
by the applicant and not Council.  
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3K.3  Containment or Capping of Contaminated Material  
 
Council does not encourage containment or capping of contaminated material but recognises that in some 
circumstances it is the only option available.  
 
 

Controls 
 

C1 On-site containment or capping options are to be considered only where options (i) to (iii) listed 
below are not applicable.  

 
Soil remediation and management is to be implemented in the following preferred order: 

 
(i) On-site treatment of the soil so that the contaminant is either destroyed or the associated 

hazard is reduced to an acceptable level. 
(ii) Offsite treatment of excavated soil so that the contaminant is either destroyed or the 

associated hazard is reduced to an acceptable level, after which the soil is returned to the 
site. 

(iii) Removal of contaminated soil to an approved site or facility, followed where necessary by 
replacement with clean fill. 

(iv) Consolidation and isolation of the soil on-site by containment within a properly designed 
barrier (i.e. capping and/or containment). 

 
C2 Council must be satisfied the capping and/or containment strategy: 

 
(i) Maximises the long-term stability of the capping and containment system(s) and any 

proposed structures above it (from an engineering perspective) and, where applicable, 
minimises the potential for leachate formation and/or volatilisation; and 

(ii) Does not result in a risk of harm to human health or the environment; and 
(iii) Recommends a notification mechanism to ensure that the capped or contained areas are 

protected from any unintentional or uncontrolled disturbance that could breach the integrity of 
the physical barrier; and  

(iv) Does not involve containment of contaminated material on riparian land. 
 

Note: The containment of contaminated material on riparian land may conflict with the 
establishment of native vegetation and tree roots may penetrate the containment area and result 
in the release of contaminants to surface water and the ground water system. 

 
C3 If containment or capping of contaminated material is approved a restriction is required to be 

placed on the Certificate of Title to advise future owners of the land of any on-going site 
management requirements or restrictions on future land uses. Only Council can release, vary or 
modify the restriction/s.   
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3K.4  Landscaping Within Developments 
 

Objectives 
 

O1      To ensure landscaping of contaminated sites is suitable and responds to contamination 
mitigation measures, including the provision of deep soil areas.  
 
 

 

Controls 
 

 
C1 All soil used in garden beds must meet the applicable NSW EPA Guidelines and National 

Environment Protection (Assessment of Site Contamination) Measure (NEPM) 1999 (amended 
2013). This can be achieved by importing soil suitable for garden bed construction or validating 
soil remaining on site to demonstrate its suitability for garden beds.  
 

C2 For all sites to be capped or contained, deep soil zones are to be provided, as a minimum, along 
all boundary setbacks of a development site for the required width of that setback where possible.  
 

C3 Deep soil zones allow for the planting of large trees and do not include mounded areas or planter 
boxes over capping or concrete slabs. Deep soil zones are required to be remediated to provide a 
planting substrate suitable for the growth of plants. This may involve either treating the existing 
soil or excavating and importing soil. 

 
C4 A landscape plan is to be submitted illustrating deep soil zones and demonstrating stabilisation 

and revegetation of disturbed/exposed areas on remediated sites prior to re-development. 
Revegetation is to utilise a diversity of indigenous trees, shrubs and groundcovers that are 
appropriate to the site conditions.  
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3L.1  Introduction 
This Part must be read in conjunction with Part 10 – Technical Guidelines for Landscaping on 
Development sites.  
 
Landscaping and planting design is a necessary component in the development of a site that: 

• Improves the overall quality of the development and the environment, amenity and aesthetics of a site;  

• Enhances its integration and relationship with the surrounding streetscape, built context and 
landscape;  

• Contributes to the health and well-being of the users of the site and of the community; and 

• Provides opportunities for stormwater management and microclimate control.  

Landscape design is to optimise the usability and amenity of the open spaces surrounding built structures to 
enhance social connection, visual outlook, access, usability, functionality, site responsiveness and privacy. 
Well designed, constructed and maintained landscapes are an asset to the community. Council actively 
promotes a high standard of landscaping on development sites through consideration of: 

• The individual site and its intrinsic qualities and assets and how the proposed development can 
enhance and improve the site; 

• The surrounding context, streetscapes and public spaces;  

• Minimising impacts on neighbours, the streetscape and public domain; 

• Good quality landscape design that is functional, aesthetically pleasing and site responsive;  

• Construction details that include contemporary, robust finishes; and 

• Provision of a high proportion of tree canopy cover in appropriate locations and the retention of 
trees.  

Site responsive landscape design is encouraged that aims to: 
• Unify the buildings and structures on a site and enhance pedestrian and open space; 
• Retain and incorporate views and vistas, natural landforms, trees and vegetation and any other 

significant features; 
• Improve microclimate, energy efficiency and air quality and reduce stormwater runoff; 
• Contribute to local biodiversity, green corridors and wildlife habitat; 
• Enhance privacy and screening, particularly the provision of landscaped buffers between residential 

and industrial interfaces and the screening of utility areas, car parks and vehicle circulation areas; 
• Use planting and other landscape elements appropriate to the scale of the development to integrate 

the development with the character and proportions of the streetscape and public domain; 
• Provide sufficient soil depths and planter box dimensions to enable trees to be grown over 

podiums; 
• Minimise maintenance by using robust landscape elements; and 
• Be sustainably designed. 
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Trees contribute significantly to the character, quality and amenity of an area. It is vitally important to protect, 
preserve and manage trees and vegetation. 

New developments provide an opportunity to reinforce and embellish the landscape character by protecting 
and planting trees. 

A diverse and healthy tree community provides significant aesthetic, environmental and ecological benefits for 
residents, workers and visitors, including: 

 Enhancing biodiversity, landscape quality and visual amenity of open spaces and providing green 
canopy cover to the built environment; 

 Encouraging native wildlife by providing wildlife corridors and connections, food and habitats; 

 Reducing stormwater runoff by increasing the absorption of water into the soil; 

 Promoting environmental sustainability. For example, through natural temperature modification of 
buildings, walls and hard surfaces; 

 Providing shade and reducing heat islands over hard surfaces; 

 Enhancing the comfort and liveability of properties, streets, paths and open spaces; 

 Ameliorating, screening and softening buildings and car parks; and 

 Filtering the air and improving air quality. 
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3L.1.1 Bonds 
 
Tree Preservation Bonds 
 
Council may impose a Tree Preservation Bond on significant or heritage trees or trees with a high potential to 
be damaged or impacted upon during construction. Council will calculate the bond amount using the Thyer 
Tree Valuation Method. Tree Bonds are paid to Council in the form of a refundable deposit prior to issuing any 
Construction Certificate.  
 
Tree Preservation Bonds are refunded if there is no damage incurred to the tree (both above and below 
ground) and may be in force for any length of time after construction has ceased to monitor tree health or 
structural soundness. If the tree is damaged or dies during construction or in the monitoring period, or if 
conditional tree protection requirements are not adhered to during construction, the bond may be partially or 
fully forfeited.  
 
 
 
Landscape Bonds 
 
To ensure the establishment and maintenance of landscaping in accordance with a Development Consent, 
applicants may be required to enter into a 5 year legal agreement with Council. 
 
The landscape bond is calculated at approximately 30% of the estimated current industry cost of the initial cost 
to install the landscaping multiplied by the area of landscaping proposed. This may be increased annually in 
accordance with CPI. The bond is subject to a minimum of $2000 and tenure commences on issue of the 
Occupation Certificate. 
 
Council undertakes inspections of landscaping in all new developments to ensure compliance with the 
Development Consent. If the landscaping is not installed or maintained in accordance with the approval, the 
landscaping must be rectified within a specified time frame to Council’s requirements otherwise the landscape 
bond may be forfeited and utilised by Council to reinstate the landscaping. 
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3L.1.2 Development Application Submission Requirements 
 
 

C1 A Landscape Plan must be of sufficient detail to enable Council evaluation of the adequacy and 
suitability of landscaping for the development proposed and include the following:  
 

a) Layout and details of open space, landscaped areas, planter beds, paved areas, walls 
and fences; and 

b) A plant schedule listing of all plants, including botanical names, plant numbers, 
spacings and pot sizes; and 

c) Building envelopes and paved areas, including parking and vehicular areas; and 
d) Finished levels of the subject and adjoining properties; and 
e) Location, species, height and spread of existing trees and vegetation to be removed 

and retained, including trees on adjoining properties and street trees; and 
f) Treatment of interface with adjoining land uses and public land; and 
g) Public domain improvements (where applicable), such as street trees, footpaths, 

furniture and landscaping; and 
h) Underground and overhead utilities, including drainage, fire booster valve assemblies 

and electrical kiosks; and 
i) Irrigation system details. 

 
Note: Applicants are strongly advised to engage consultants with sufficient training, qualifications 
and experience to provide Landscape Plans that provide landscape outcomes that are 
appropriate and responsive to the site and comply with this DCP and industry best practice. 
Inadequate plans will need to be amended and resubmitted. 

 
C2 For new large industrial and commercial developments a Schedule of Finishes is required and 

must include a materials samples palette and colour scheme of pavements and hard landscape 
elements. The samples palette is to be cross-referenced with elevation plans and manufacturer’s 
details.  
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3L.1.3  Definitions 
 
Deep soil zones are areas of natural or existing ground with the natural soil profile retained within a 
development to promote the healthy growth of large canopy trees, to protect existing trees and to enhance the 
natural infiltration of stormwater and runoff to the ground water table. Deep soil zones are to be related to the 
provision of open space and retention of existing trees on a site (boundary setbacks, communal open space, 
private open space and green corridors).  
Deep soil zone do not include landscape areas or planters located over building podium or basement car 
parks and do not include planter boxes regardless of soil depth.  
Deep soil zones do not contain stormwater detention tanks, rainwater tanks or infiltration trenches, driveways, 
car parks (at grade or basements) or large areas of paving, they are green landscaped areas. 
 
Hard landscaped area includes the following: 
 Uncovered balconies, decks, pergolas and the like;  
 Paving and patios (porous and non-porous);  
 Driveways and car stand areas (porous and non-porous);  
 Water features; 
 Any part of a basement car park which extends beyond the footprint of the building above; and 
 Excludes anything defined as soft landscaped area or site coverage. 

 
Landscaped area includes all of the parts of a site used for growing plants, grasses and trees, but does not 
include any building, structure or hard paved area. This refers to soft landscaping only.  
 
Site coverage is the proportion of a site area covered by buildings.  
The following are not included for the purpose of calculating site coverage: 

(i) any basement, 
(ii) any part of an awning that is outside the outer walls of a building and that adjoins the street frontage 

or other site boundary, 
(iii) any eaves, 
(iv) unenclosed balconies, decks, pergolas and the like. 

 
Swimming pools are included in the calculation of site coverage, however ‘landscaped area’ and ‘hard 
landscaped area’ is not included.  
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Injury or Injuring or Wilful Destruction means damage to a tree and includes: 
 

(i) The administering of a chemical or artificial substance that is toxic to a tree or part of a tree (includes 
spilling and runoff) whether deliberate or accidental. 

(ii) The alteration of ground level or water table which causes damage to the tree or any part of the tree 
including roots. 

(iii) Any physical injury especially by machinery on construction sites such as  tearing or hacking of 
branches or roots that is not carried out in accordance with arboricultural practices or AS 4373 - 2007 – 
Pruning of Amenity Trees. 

(iv) Ringbarking - damaging the bark with machinery whether intentional or otherwise, fixing objects to 
trees with nails, staples or wire, or any actions that restrict the normal function of the tree’s trunk or 
branches. 

(v) Soil compaction, excavation within or suffocation of the tree’s root zone through impervious pavements, 
fill materials or storage in the root zone, topsoil stripping, soil stockpiling.  

(vi) Construction of unapproved wall footings or retaining walls in the tree root zone. 
(vii) Construction of sub-surface stormwater detention or infiltration devices and pits without consideration 

of tree roots. 
(viii) Lopping (cutting between branch unions) and topping (to reduce height) of the canopy. 
(ix) Changes to drainage in the tree’s root zone. 
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3L.2  General Requirements  
 
Objectives 
 

O1 To maintain and embellish the visual and environmental amenity of the City; 
 
O2 To ensure that new development incorporates high quality landscaping and planting designs integral 

to the overall development;  
 
O3 To ensure landscaping is site responsive, retains trees and provides adequate and appropriate 

landscaping; 
 

O4 To improve and enhance the landscape structure and character of the City of Botany Bay; 
 
O5 To ensure that landscaping improves the amenity of open spaces in a development; 
 
O6 To conserve and protect the natural environment and promote the use of native and indigenous 

species, contributing to the effective management of biodiversity;  
 
O7 To retain and increase canopy cover, particularly medium and large canopy trees and contribute to 

the urban forest; 
 
O8 To provide vegetated screens and buffers around developments to reduce impacts on neighbouring 

properties; 
 
O9 To promote landscape planning and design in conjunction with planning the layout of buildings, 

structures, vehicle circulation and ancillary areas on a development site; 
 
O10 To improve the visual amenity of the built environment by minimising bulk and scale; and 
 
O11 To enhance the existing streetscape by providing a scale and density of landscaping that softens the 

visual impact of buildings. 
 

 

Controls 
 

 
C1 Existing trees including street trees must be preserved. The arrangement of buildings, secondary 

dwellings, pods, car parks, driveways, ancillary building and paved vehicle/other circulation spaces 
must consider existing trees and incorporate them into the site layout.  

 
C2 Landscaping will be designed to reduce the bulk, scale and size of buildings, to shade and soften 

hard paved areas, to create a comfortably scaled environment for pedestrians in the public domain, 
or from within the site, and to screen utility and vehicle circulation or parking areas. Emphasis is to 
be placed upon landscaped setbacks. 

 
C3 Landscaping is to be used to define the transition between public and private spaces. 
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C4 Landscape screening or buffers are to be included and designed so as to enhance privacy between 
properties and softening of walls and facades. 

 
C5 Street tree planting is required for most large developments. Landscaping in the public domain is to 

reinforce existing streetscape planting themes and patterns. The species and size will be in 
accordance with Council’s Street Tree Master Plan and to Council specification and may include 
street tree planting, grass, shrub and accent planting. Streetscape beautification may also include re-
paving public footpaths. 
 

Note: Council may require that all street trees be planted at the Site Establishment Phase or 
during Stage 1 of a staged development so that trees become established and soften the 
development by practical completion. 

 
C6 All fencing and wall details will be provided in the Landscape Documentation and comply with the 

relevant Parts of the DCP.  
 

C7 Any electrical kiosk, fire booster assembly or similar utilities will be in a location that is visible from 
the main entrance of the development, unable to be obstructed, and readily accessible to vehicles 
and service staff.  
Fire booster assemblies are to be a minimum of 10m distance to an electrical kiosk, and housed 
within the external face of the building structure or in a built enclosure with screen doors. The 
enclosure is to be integrated with the architectural design of the development and compliant with 
AS2419.  
Applicants are encouraged to provide landscaping that will not impede access to, and effective use 
of, the utilities to reduce the visual impact of the utilities on the streetscape and public domain.    

 
C8 Retaining walls will be certified by a Structural Engineer if over 500mm in height.  

 
 

 
Documentation  

 
C9 Landscape documentation is required to be submitted in accordance with Table 1. 

 
Table 1 - Development Application Landscape Submission Requirements 

 

Development Type Documentation to be Submitted To be prepared by 

New Residential 
Dwellings, Secondary 
Dwellings, Ancillary 
Buildings, First Floor 
Additions, Alterations 
and Additions, 
Swimming Pools & 

Accurate survey plan and site plan 
indicating all trees, palms and 
vegetation on the property, on 
adjoining properties close to 
boundaries and Council street 
trees; height, canopy width and 
trunk diameter/circumference and 
whether trees are proposed to be 

Surveyor/Designer 

NOTE: An Arborist Report 
may be required. 
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Fences. retained or removed.  

Landscape planting plan indicating 
open spaces and landscape 
treatment including indicative tree 
species and boundary screen 
planting (pools). 

Landscape designer or 
horticulturalist preferably.  

 

Fence construction details 
(incorporating provisions for tree 
preservation and protection of tree 
roots, if applicable). 

 

Draftsman/Engineer 

Multi Dwelling 
Housing & Residential 
Flat Buildings 

Tree survey and Arboricultural 
Report/Tree Assessment 

Consulting Arborist (AQF 5) 

Detailed (construction level) 
landscape documentation, site 
analysis, schedule of finishes, 
specification construction details 
plan, section and elevations.  

Landscape maintenance schedule. 

Public Domain Plan 

Registered Landscape 
Architect and/or Landscape 
specialist for green 
rooves/walls  

Industrial 
Development  

Tree survey and Arboricultural 
Report/Tree Assessment 

Consulting Arborist (AQF 5) 

Detailed (construction level) 
landscape documentation, site 
analysis, schedule of finishes, 
construction details plan, section 
and elevations. 

Landscape maintenance schedule. 

Landscape Architect 

Commercial / Mixed 
Use Development 

Tree survey and Arboricultural 
Report/Tree Assessment 

Consulting Arborist (AQF 5) 

Detailed (construction level) 
landscape documentation, site 
analysis, schedule of finishes, 
specification construction details 
plan, section and elevations. 

Landscape maintenance schedule. 

Registered Landscape 
Architect. 

AND/OR 

Specialised Landscape 
Architect for green 
walls/green rooves. 
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Public Domain Plan 

Child Care Centres, 
Community Centres   
& Related Buildings 
(schools, churches) 

Accurate survey plan indicating all 
trees, palms and vegetation on 
property, on adjoining properties 
close to boundaries and Council 
street trees; height, canopy width 
and trunk diameter/circumference 
and whether trees are proposed to 
be retained or removed 

Surveyor and Designer 

NOTE: An Arborist Report 
may be required. 

 

Landscape/Planting Plan Landscape 
Designer/Architect 

Car Parks Tree survey and Arboricultural 
Report/Tree Assessment 

Consulting Arborist (AQF 5) 

Detailed (construction level) 
landscape documentation, 
schedule of finishes, construction 
details plan, specifications.  

Landscape maintenance schedule. 

Landscape Architect 

Subdivision and 
Demolition 
Applications 

Accurate survey plan indicating all 
trees, palms and vegetation on 
property, on adjoining properties 
close to boundaries and Council 
street trees; height, canopy width 
and trunk diameter/circumference 
and whether trees are proposed to 
be retained or removed 

Surveyor 

Fences Accurate survey plan indicating all 
trees, palms and vegetation on 
property, on adjoining properties 
close to boundaries and Council 
street trees; height, canopy width 
and trunk diameter/circumference 
and whether trees are proposed to 
be retained or removed 

Surveyor 

 

Fence construction details 
(incorporating provisions for tree 
preservation and protection of tree 
roots, if applicable) 

Draftsman/Engineer 
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Third Party 
Advertising Signage 

Tree survey and Arboricultural 
Report/Tree Assessment 

Consulting Arborist 

Detailed perspective sketches 
and/or photo montages 

Architect 

Detailed (construction level) 
landscape documentation, site 
analysis, schedule of finishes. 

Landscape maintenance schedule. 

Landscape Architect; and/or 

Specialised Landscape 
Architect for green walls. 

 

Development 
adjoining Wetland  

 

zones or natural areas 

Flora & Fauna Assessment 

Assessment of Significance  

 

Species Impact Statement 

Ecological Consultant – 
professionally trained  

 

qualified and experienced.  

 
C10 If a Landscape Plan is required in Table 1 it must:  

 
(i) Shows the detail of the landscape proposal and illustrates the final layout of open space, 

landscaped areas, paved areas, landscaping materials and plant species and groupings 
suitable for construction; 
Note: The Plan is derived from the Site Analysis. 

(ii) Be of sufficient detail and content to enable Council evaluation of the adequacy and suitability 
of the landscape proposal for the development proposed;  

(iii) Include concept or thematic plans that indicate plant groupings and indicative species. (Plans 
that do not contain a plant schedule are not acceptable);  

(iv) Include the following:  
a) Building envelopes, built structures, parking areas, circulation, access; 
b) Finished levels, existing levels of surrounding properties; 
c) Treatment of interface with adjoining land uses and public land; 
d) Underground and overhead utilities, including drainage, fire booster valve assemblies 

and electrical kiosks; 
e) All planter beds and the layout, arrangement and labelling of plant materials including 

trees and shrubs; 
f) Labelling of all existing trees and vegetation to be removed and retained, including 

neighbouring trees and street trees; 
g) Public domain proposals (where applicable) – street trees, footpaths, landscaping; 
h) Plant schedule : botanical name, pot sizes, spacing, staking; 
i) All planter boxes/podium planters, roof gardens, walls, fences, furniture, amenity 

lighting; 
j) Irrigation system details; 
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k) An adequate number of sections and elevations to adequately depict the landscape 
proposal and to clearly indicate changes in levels, terraces, retaining walls and podium 
planters; and 

l) Overlay basement car park areas with the ground level landscape plan/layout clearly 
showing landscaping on natural ground and landscaping over podium. 

 
Note: Council will not accept plans from any persons or company without landscape qualifications 
and experience, and who utilise non-landscape trained or practicing staff. Hand drafted 
submissions are not acceptable. 

 
C11 If Specifications and Construction Details are required in Table 1 it must:  

(i) Clearly illustrate and quantify the type, layout and method of construction of landscape 
materials and elements to be used in the project; andInclude tree/shrub planting methods, 
tree protection measures, paving construction details, edge treatments, retaining walls, 
fences, steps, footings, planter boxes on slab (construction and drainage), furniture, 
landscape structures and so on. Landscape construction of landscaping is to be in 
accordance with Part 10 - Landscape Technical Guidelines for Development Sites. 

 
C12 If a Schedule of Finishes is required in Table 1 it must include a materials samples palette and 

colour scheme inclusive of pavements and hard landscape elements. The samples palette should 
be cross-referenced with manufacturer’s details. The colour scheme should take the form of 
rendered and coloured elevations cross-referenced with a colour chart. 

 
C13 If a Landscape Maintenance Schedule is required in Table 1 it must: 

 
(i) Cover a 12 month period and provides a guide to the landowner or occupier on how to best 

maintain the constructed landscaped areas; and 
(ii) Include the following information: 

a) Shrub pruning/trimming (frequency, plant requirements); 
b) Fertilising and pest control (soil testing, types, rate, frequency); 
c) Mulching, weeding and soil improvement (frequency, materials); 
d) Irrigation (checks, adjustments); 
e) Adjustment of tree stakes and ties; 
f) Tree maintenance (fertilising, mulching, special tree requirements); 
g) Maintenance of hard landscape elements (paving, edges, walls, pergolas, seats, 

planter box walls etc); and 
h) Planter boxes/roof gardens/green wall (specialised maintenance requirements). 

 
Note: Applicants and developers are strongly advised to engage consultants with sufficient 
training, qualifications and experience to provide landscape plans that have design merit, that 
provide landscape outcomes that are appropriate and responsive to the site and that achieve 
compliance with the standards and controls contained within this DCP and industry best practice.  
Plans that do not achieve this will need to be re-submitted or amended. 
 
If the Landscape Documentation/Plan is considered to be sub-standard by Council or is not in 
accordance with DCP requirements, approval may not be granted. The Applicant will be required 
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to re-submit, or amend, any part of the landscape documentation as directed by Council. 
 

 
 

Deep Soil Landscape Zone 
 

C14 A deep soil landscape zone is required for all developments within boundary setbacks 
(particularly where a site adjoins a residential property), communal and private open space, and 
green corridors.   

 
Note: Development in B1 and B2 zones are permitted to be built to front boundary and therefore 
do not require a deep soil landscape zone in the front boundary.  

 
C15 Where possible, deep soil zones are to be contiguous with deep soil zones on neighbouring 

sites so as to enhance tree canopy continuation and wildlife corridors. 
 

C16 Underground parking should be situated underneath the building footprint to maximise the deep 
soil landscape zone.  
 

C17 Areas containing trees are to be of suitable dimensions to allow for lateral root growth as well as 
adequate water penetration and air exchange to the soil substrate. 

 
 

 
Planter Beds  

 
C18 All planter beds will be a minimum 1 metre wide except where otherwise stipulated in boundary 

setbacks for individual development types. 
 

C19 All planter beds adjoining paved areas will be separated by a 150mm high masonry kerb or edge.  
 

Note: Does not apply to dwelling houses.  
 

C20 Planter beds along building façades are encouraged to visually “ground” buildings and connect 
them to the landscape. 

 
Paving 

 
C16 Use of asphalt and large expanses of bland concrete paving is not permitted. Hard paved areas 

are to be finished with unit pavers.  
 
C17 A contrast of paving materials is required to break up large sections of paving and to delineate 

pedestrian areas, entries, car parks, special use areas or transition zones between different uses.  
Porous paving is to be utilised wherever possible. 
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3L.3  Planting Design & Species  
 
Objectives 

 
O1 To ensure the landscape and plant design enhances the appearance and amenity of the 

development and makes a positive contribution to the streetscape;  
 

O2 To promote adequate and suitable landscaping that is functional, site-responsive, low 
maintenance, sustainable and promotes energy efficiency and aesthetically pleasing and 
contributes to a greener and visually enhanced local environment; and 

 
O3 To encourage the planting of environmentally sustainable native and locally indigenous species 

throughout the City. 
 

  

Controls 
 

General  
 

C1 Landscape design and plant species selection is to be utilised to improve the local microclimate, 
improve energy efficiency and the thermal performance of buildings and reduce energy 
consumption.  
This can be achieved by using suitable and well located trees and vegetation to: 

i. Provide shade to buildings and outdoor spaces in summer;  
ii. Provide solar access to living areas, outdoor spaces, solar collectors and drying areas in 

winter; 
iii. Reduce glare from hard surfaces; 
iv. Funnel favourable air currents into buildings; 
v. Provide windbreaks to unfavourable wind directions; 
vi. Reduce noise;  
vii. Reduce evaporation of pools through shading; and 
viii. Provide privacy, and filter or screen views.  

 
 

 
 
Species  
 

C2 A minimum of 80% of a planting scheme is to consist of native plants. Locally indigenous species, 
as specified in Part 10 – Technical Guidelines for Landscaping on Development Sites, are to 
be incorporated where practical and suit the microclimate conditions. . 
 

C3 Plant species suited to the local soils will be selected to reduce the need for large quantities of 
soil improvement, fertilizers or pesticides.  

 
C4 Landscaping adjoining Endangered Ecological Community (EEC) remnants is to provide an 
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effective buffer to these areas and not overshadow or compete with the ecological communities. 
 
C5 Plant low water consumption plants and group plants of similar irrigation requirements (i.e. 

hydrozoning).  
 
C6 Shrubs are to be densely planted and trees spaced and located according to their mature size. 

Close spacing of certain species of trees may be used for screening. 
 

 
 
Planting Design  

 
C7 Canopy trees are to be planted in setbacks, particularly the front and rear setbacks of a property, 

to ameliorate built elements, subduing their appearance in the landscape and to encourage the 
continuity of landscape patterns. 
 

C8 To allow adequate lateral root space and soil volume for medium to large canopy trees, the front 
setback area must be on one level or at a slightly battered grade rather than terraced, stepped or 
containing narrow planter boxes. 

 
C9 Tree species must be of a suitable scale for the development and size of buildings on a site and 

soften the ends and corners of buildings.  A list of suitable trees and plants for residential sites 
can be found in Part 10 Landscape Technical Guidelines for Development Sites. 

 
C10 A layered landscaping approach incorporating the following is required in large landscaped areas, 

setbacks, buffer zones and interface areas: 
 

i. Canopy trees for upper level screening and softening of buildings, privacy and shade (a 
mixture of small to large trees can be used for different purposes but the site must contain 
large canopy trees); 

ii. Shrubs for mid-level screening and demarcation of spaces and uses (a mixture of low to 
tall shrubs are to be used for different purposes); and 

iii. Groundcovers for low-level screening, soil stabilization and weed reduction. 
 

C11 Lawns are generally not permitted (except on rear yards of detached dwellings) since they are 
generally not water efficient or as effective as trees and shrubs in screening, ameliorating 
buildings and structures and enhancing the streetscape and public domain. Native groundcovers 
can be used in open areas instead. 

 
C12 Landscaped areas are to be supplied with an automatic drip irrigation system (except on land 

occupied by detached dwellings) preferably with moisture censors and connected to a recycled 
water source. However, plant species that are sustainable and not reliant on long term irrigation 
are preferable.  
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3L.4  Tree Management 
 
This Part identifies whether Council’s approval (i.e. a Development Application) is required to remove or prune 
a tree. 
 
Consent is required to undertake any tree pruning or removal work. Where works to trees is required as part of 
other works for which development consent is required, the works will be assessed as part of the Development 
Application, otherwise an Application to Remove or Prune a Tree on Private Property (i.e. a Tree Permit) 
should be lodged with Council. Information on Tree Permit Applications can be accessed on Council’s website 
at http://www.botanybay.nsw.gov.au/Resident-Services/Trees/Tree-Inspections.  
 

This Part applies to trees and vegetation on all land within the City of Botany Bay and supplements Clause 5.9 
Preservation of Trees and Vegetation BBLEP 2013. 

 
Clause 5.9 of Botany Bay LEP 2013 identifies controls for the preservation of trees within the City of Botany 
Bay. The objective of Clause 5.9 is “to preserve the amenity of the area, including biodiversity values, through 
the preservation of trees and other vegetation.” In accordance with BBLEP 2013 this Part of the Development 
Control Plan prescribes the trees or other vegetation to which the clause applies. 

The following legislation is also applicable:   

 State Environmental Planning Policy (Exempt and Complying Development Codes) 2008; 

 State Environmental Planning Policy (Infrastructure) 2007; 

 State Environmental Planning Policy No. 19 - Bushland in Urban Areas; 

 Environment Protection and Biodiversity Conservation Act 1999; 

 Threatened Species Conservation Act 1995; and 

 Noxious Weeds Act 1993 
 

The following must also be complied with: 
 
 Australian Standard AS4373-2007 – Pruning of amenity trees  

Provides a guide defining uniform tree pruning procedures and practices to minimise adverse impacts 
on trees.  
 

 Australian Standard AS4970-2009 – Protection of trees on development sites  
Provides best practices for the planning and protection of trees on development sites.    

 
 WorkCover NSW Code of Practice: Amenity Tree Industry, 1998 

 
 
 
  

http://www.botanybay.nsw.gov.au/Resident-Services/Trees/Tree-Inspections
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3L.4.1  General Objectives 
 

 
O1 To prescribe trees and other vegetation to be protected under Clause 5.9 of BBLEP 2013; 
 
O2 To preserve significant and valuable trees; 
 
O3 To maintain and embellish the visual and environmental amenity of the City through the preservation  

of trees and vegetation; 
 
O4 To protect and preserve trees and vegetation within the City of Botany Bay for biodiversity, visual and 

aesthetic and environmental amenity values; 
 
O5 To maximise the quality and quantity of healthy tree canopy throughout the City; 
 
O6 To ensure the protection of trees and vegetation by ensuring new developments consider and 

incorporate existing trees into the site layout and design and ensure vegetation is protected during 
construction and the ongoing operation of the site; and 

 
O7 To provide a guide to the regulatory framework for the preservation of trees and establish a 

coordinated approach to tree management. 
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3L.4.2  Tree Works Requiring Council Approval 
 
Tree works are actions affecting the health, form, habitat or canopy of a tree or vegetation community and 
includes modification to the tree crown (all types of pruning work, crown thinning and crown lifting – refer to 
AS4373-2007), root pruning and tree removal.  
 
The removal, lopping, topping, ring barking, injuring or willful destruction of the following trees and vegetation 
without Council approval is prohibited:   

 

(i) Any tree works that are not considered to be exempt (refer to Part 3L.4.3 – Exempt Tree Works);  

(ii) Any tree, palm or vegetation on private land (other than an exempt species listed in Table 3L.1) at 
least 3 metres in height or with a diameter at breast height (DBH) equal to or greater than 200mm or 
600mm circumference for a multi trunked tree; 

(iii) Any tree or plant identified as a heritage item, located on a heritage listed property; and 

(iv) Any vegetation within an area identified as an Endangered Ecological Community under the 
Threatened Species Conservation Act 1995 or protected by any other State or Federal legislation  
(Environment Protection and Biodiversity Conservation Act 1999) irrespective of size.  
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3L.4.3  Exempt Tree Works 
 
The following tree removal or pruning works do not require Council approval: 

 

(i) Any tree works that do not require approval under Section 3L.4.2 – Tree Works Requiring Council 
Approval; 

(ii) Tree works to exempt species identified in Table 3L.1;    
(iii) Trees that meet criteria under SEPP (Exempt & Complying Development Codes) 2008 (Clause 3.6A 

and Clause 5A.3); 
(iv) Removal of noxious weed species in the Botany Bay Local Government Area under the Noxious 

Weeds Act 1993 (as listed in Part 10 – Landscape Technical Guidelines for Development Sites); 
(v) Pruning near domestic power or telecommunications lines to maintain line distance clearance where 

the work is a maximum distance clearance of 500mm of branches up to 50mm diameter at the 
nearest branch collar (Branch collar is the point of attachment to another branch/trunk). Work must be 
carried out by an experienced Arborist or Tree Surgeon AQF Level 5 in accordance with AS4373-
2007; 

(vi) Minor pruning work at a maximum distance clearance of 2 metres measured from the surface of the 
structural component (wall/ roof) of the building’s edge and of branches up to 50mm in diameter at the 
nearest branch collar. (Branch collar is the point of attachment to another branch/trunk for branches 
overhanging the roof only); 

(vii) Tree works authorised under the Electricity Supply Act 1995 or the Roads Act 1993; 
(viii) Emergency work carried out by Council, State Emergency Services, Fire Services or a public 

authority; 
(ix) Removal or pruning works undertaken by Council or a contractor acting on behalf of Council on 

Council owned or controlled land; and 
(x) Where Council is satisfied the tree is dying or dead or poses a risk to human health or safety. 

 
Note: Part 3L.4.2 – Tree Works Requiring Council Approval overrides the exemptions listed above as 
Council approval is required for works involving threatened species, populations or ecological communities. 
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Table 3L.1 - Exempt Tree Species List 
 

Botanical name Common name 
Ailanthus altissima Tree of Heaven 

Bambusa spp, 
Phyllostachys spp  and 
others 

Bamboo  

Cinnamonum camphora Camphor Laurel  
Note: Only trees under 5 metres high 

Citrus spp. Lemon, Orange, Mandarin  

Cotoneaster spp. Cotoneaster 

Erythrina crista-galli. Coral Tree  
Note: Only trees under 5 metres high 

Ficus elastica Rubber Tree 

Morus alba Mulberry 

Nerium oleander Oleander 

Olea europaea subsp. 
cuspidata 
Olea europaea 

African Olive  
 
European Olive  

Prunus spp. 
(fruiting species) 

Fruiting species only (Peach, Plum, 
Apricot, Cherry).  
Note: Does not apply to 
ornamental/sterile varieties. 

Pyrus spp. 
(fruiting species) 

Fruiting species only (Pear).  
Note: Does not apply to 
ornamental/sterile varieties. 

Schefflera actinophylla Umbrella Tree 

Syagrus romanzoffiana Queen Palm 
Note : only palms less than 5 metres 

 
 

 
Note: The above exemptions do not apply to trees upon land in a Heritage Conservation Areas or on land in 
which a listed Heritage Item is located or any tree listed on a Significant Tree List. 
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3L.4.5  Applying for Council Approval 
 
A Development Application for proposed tree works (removal or pruning) is required to include the following at 
a minimum: 

 
1. A site plan showing the surveyed location of all tree/s or vegetation on the property and trees within 5 

metres of property boundaries (trees on adjoining properties and street trees); 
2. Details of the species and size (height, canopy spread and trunk diameter/girth at ground level) of the 

surveyed trees or vegetation, whether to be retained or removed; 
3. Arborist Report for sites with large trees, several trees or as required by Council;  
4. Full written details and justification for the proposed tree or vegetation removal and/or pruning (refer to 

C3 below). It is the responsibility of the applicant to substantiate applications for tree removal; and 
5. Owner’s consent.  

 
Retention of Trees on Development Sites 
 
Council expects the retention of healthy and/or functional trees on all development sites. Developments are to 
be designed to incorporate existing trees into the layout and design of open spaces, buildings, basement car 
parks, hard stands and ancillary structures to ensure that their health is not compromised by siting structures 
too close to trees, including trees on adjoining properties.   
 

Controls 
 

C1 A Development Application involving tree removal or pruning works based on one or more of the 
following reasons is likely to be refused: 

 
(i) The shedding of leaves, bark, fruits, flowers, sticks or the like which are part of the normal life 

cycle of a tree; 
(ii) To minimise the inconvenience caused by animals and insects, including the dropping of fruit 

and bird droppings; 
(iii) To improve views, visibility of signage (unless essential road signage) or reduce shading of 

solar receptors; 
(iv) To reduce the height of a tree (topping) which is not in accordance with Australian Standards; 
(v) To facilitate the construction of a driveway or structures, including swimming pools, 

outbuildings or fences. Alternative locations of such structures must be sought; 
(vi) Lifting of pavements. Tree removal is the final option when all other avenues for management 

have been investigated, such as removing paving from the base of a tree and relaying 
pavers; 

(vii)  Sewer chokes where an aged/faulty sewer system has not been replaced with PVC to the 
mains supply. Alternatives to tree removal include replacement of damaged pipes and 
relocation or encasement of pipes;  

(viii) Structural impact of a minor nature that could be rectified by an alternate means or cannot be 
directly attributed to a tree. For example, absent, aged or poorly constructed fence  or 
footings, minor cracking that could be rectified by bracing walls, bridge footings or relocating 
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fence sections, relaying pavers over a reinforced concrete slab,  alternative paving solutions 
such as asphalt or raised decking, removing paving from the base of a tree, relocating 
clothes lines, re-routing small sections of stormwater pipe,  alternative fence or wall 
construction methods, relaying of public footpaths;  

(ix) Overhanging a property boundary. Council may approve selective pruning of some branches 
that does not adversely affect the health and aesthetics of trees.  

 
C2 Council will only approve the removal of a tree under C1 if: 

 
(i) The tree is in a poor or declining condition, is dysfunctional, hazardous or has a minimal life 

expectancy; or 
(ii) It can be demonstrated that it is not possible to provide an alternative layout or design of 

buildings or structures to permit retention of the tree. 
 

C3 The following matters are considered by Council when a Development Application involves 
removal or pruning work to trees or vegetation:  

 
(i) Whether the tree or vegetation has significance or value (amenity, aesthetic, environmental); 

(ii) Whether the tree is heritage listed, located on a site with a heritage item or in a Heritage 
Conservation Area, on any significant tree list or listed under State or Federal legislation  

(iii) Whether removal will impact on local biodiversity, habitats or the quality and quantity of 
healthy tree canopy; 

(iv) Whether the clearing of vegetation or work near it directly or indirectly impacts on a  
vegetation community protected by State or Federal legislation;  

(v) The health or condition of the tree or vegetation, whether the tree or its branches are dead, 
dying, diseased or structurally unsound and the tree’s Safe Useful Life Expectancy (SULE); 

(vi) Whether the tree is dangerous, hazardous or a public nuisance; 
(vii) Proximity to and interference (current and future) with existing or proposed buildings, 

structures, utilities or vehicle sightlines; 
(viii) Impact on the development potential of the land;  
(ix) Whether the tree will be adversely impacted by a development proposal (its canopy and/or  

root system) and whether alternatives have been considered for building or structure layout, 
design or siting; and 

(x) Whether the tree forms a valuable component of the streetscape. 
        

C4 Setbacks are to maximise the retention of existing trees (including those on adjoining properties) 
and their root systems and may need to be varied to achieve this.  
 

       Arborist Report 
 

C5 Council requires an Arborist Report for works to trees that are heritage listed or located on a site 
with a heritage item or within a Heritage Conservation Area.   
 

 
C6 An Arborist Report may be required for any trees or vegetation on private or public land 
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considered to be locally significant (based on height, habitat, condition or representation etc), if it 
is within 5 metres of a proposed development, or if there is potential for the tree to be impacted 
on.  
 

C7 Council may also require a Report if additional or more detailed information on a tree or 
vegetation is deemed necessary.  

 
The Report must be prepared by a suitably qualified and experienced Consulting Arborist with a 
minimum qualification of AQF (Australian Qualification Framework) Level 5.  
 
The Arborist Report must address the following: 
 
(i) Company details, qualifications and experience of the Arborist/s; 
(ii) Person or company for whom the report is prepared;  
(iii) Date of inspection; 
(iv) Aims of the report; 
(v) Address of the site and a site plan; 
(vi) Methods and techniques used in the inspection; 
(vii) Whether the tree is a heritage item or on a site containing a heritage item; 
(viii) The botanical name of each tree on the site and adjoining the site and whether they are 

proposed to be retained, removed or pruned; 
(ix) The tree/s size, age, condition/health, estimate of longevity (SULE), critical and primary and 

structural root zones and any other pertinent information relating to tree root structure or 
distribution, significance value/rating, amenity value, previous pruning, structural defects or 
damage and any other relevant considerations such as wildlife, habitats, soil, drainage etc; 

(x) Potential impacts on the tree/s as a result of the proposed development or construction work; 
(xi) Tree retention and protection options, including construction techniques involving footing 

design, excavation and scaffolding, and building or structural modifications; 
(xii) Recommendations for future management of trees to be retained, including branch or root 

pruning; 
(xiii) Recommend mitigation or compensatory measures where there is a loss of amenity with tree 

removal or pruning; 
(xiv) Demonstrate how the proposal complies with AS4970-2009 – Protection of Trees on 

Development Sites for trees to be removed and retained and AS4373-2007 - Pruning of 
Amenity Trees; and 

(xv) Supporting evidence such as photographs, testing (Resistograph and Picus Sonic 
Tomograph reports), root mapping and aerial inspection findings. 

 
Note: Arborist recommendations for tree removal must be objective and based on the arboricultural 
findings only. An arborist is qualified to report on tree health and structure but not on the significance of 
vegetation. An ecologist is required for this.  
 
Note: Council may also require a detailed report or root mapping for trees on the property or on 
adjoining properties that may be impacted by construction work. 
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       Flora & Fauna Impact Assessment/Vegetation Management Plan (VMP) 
 
C8 A Flora & Fauna Impact Assessment prepared by an ecologist may be required for development 

work on or near remnant vegetation forming part of a locally endangered ecological community (refer 
to Part 3M – Natural Resources). The Flora & Fauna Impact Assessment should include an 
Assessment of Significance in accordance with section 5A of the Environmental Planning and 
Assessment Act 1979 comprising a full description of its extent, makeup and condition and potential 
direct and indirect impacts expected with the proposed development. A Vegetation Management 
Plan should also be submitted fulfilling the property owner’s responsibilities under the Threatened 
Species Conservation Act 1995 and any other relevant legislation.  

 
Other Reports 

 
C9 Structural engineering and licensed plumbers’ reports may be required for alleged damage/blockage 

to sewer or stormwater lines or damage to fences and other structures.  
 

Demolition and Subdivision Sites 
 

C10 A tree requiring approval is not permitted to be removed on a site in which subdivision or demolition 
has  been granted by Council unless consent for removal has been obtained through the 
Development Application or a separate Tree Works Permit. 

 
Protection of Trees on Development Sites During Construction 

 
C11 Council may impose a Tree Preservation Bond on significant or heritage trees or trees with a high 

potential to be damaged or impacted upon during construction. Council will calculate the bond 
amount using the Thyer Tree Valuation Method. Tree Bonds are paid to Council in the form of a 
refundable deposit prior to issuing any Construction Certificate.  
 
Tree Preservation Bonds are refunded if there is no damage incurred to the tree (both above and 
below ground) and may be in force for any length of time after construction has ceased to monitor 
tree health or structural soundness. If the tree is damaged or dies during construction or in the 
monitoring period, or if conditional tree protection requirements are not adhered to during 
construction, the bond may be partially or fully forfeited.  

 
Replacement Trees 
 
C12 If consent is granted for the removal or pruning of a tree, suitable replacement tree/s will be required 

to be planted on the subject property by the property owner or applicant.  
 

Council will stipulate the minimum acceptable replacement tree/s pot size and number of trees and 
may recommend suitable species. 
 
Replacement trees are to be planted with consideration of the location of boundary fences, walls, 
pipes and buildings.  
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Requests for Tree Works on Council Owned or Managed Land  

 
C13 Where a Development Application is submitted to Council for pruning or tree removal within a public 

park or reserve, road reserve (street trees) or other public land, the request will be evaluated against 
the criteria in C3. Application for removal of a street tree must be sought prior to lodgement of a 
Development Application in consultation with Council’s Planning and Parks and Landscape 
Departments. 

 
Note: Canopy pruning of street trees associated with the HV electrical service is undertaken by the 
energy provider. 

 
C14 Council will only prune or remove street trees or trees on public land for essential tree maintenance. 

Council will not consider applications by private parties for the pruning or removal of public trees 
based on the reasons provided in C1.  

 
C15 Permission to remove street trees to accommodate a development or for the purposes of a relocated 

or widened vehicular driveway and its crossover are unlikely to be successful. The applicant must 
consider the location of street trees and investigate alternative designs prior to lodging a 
Development Application.  
 

C16 New or widened driveway crossovers are required to be located a minimum distance of 3 metres 
from the trunk of an existing street tree. Advice should be sought from Council for large street trees 
as an offset of up to 5 metres may be required. 

 
C17 If pruning or removal of a tree on public land is deemed appropriate or necessary, the work will be 

scheduled into the works program of Council’s Tree Management Team.   
 

C18 For trees on public land that may be impacted by a Development Application, Council may impose 
conditions of consent and a Tree Preservation Bond to ensure the trees’ preservation during and 
post-construction. Council will also require appropriate replacement planting in accordance with C11. 
Tree removal and replacement costs are borne by the applicant.  

 
Tree Work Approvals 

 
C19 Tree works approved with a Development Application lapse if the consent lapses or becomes invalid, 

void or surrendered. 
 

C20 Tree works approved with a Development Application must only be undertaken once construction 
work has substantially commenced. 

 
C21 A copy of the Development Consent must be presented on demand to Council’s authorised officers 

and the Arborist engaged to undertake the approved tree works. 
 

 



 
 

P a g e  | 27 

Part 3L – Landscaping and Tree Management                                   Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 
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3L.4.7  Dispute Resolution 
 
Where a private property owner wishes to appeal a Council decision denying consent to remove or prune a 
tree or vegetation on private or public land, the following procedures will take place.  
 
Trees or vegetation on private property 
 
The property owner is required to engage an Independent Consulting Arborist or other specialist i.e. structural 
engineer or plumber to provide further detailed advice and assessment of the matter. Council will consider the 
independent report and re-inspect and/or review its decision if new information is provided or uphold its 
decision. 
 
For minor structural damage, the property owner must investigate alternative measures to rectify the damage 
and retain the tree. Council will only review its decision if all avenues have been exhausted and evidence 
provided thereof. 
 
Trees or vegetation on public property (including street trees) 
 
The property owner may write to Council requesting a review of the decision clearly stating the reasons and 
provide any new or additional information, including photographs. Council may engage a Consulting Arborist to 
obtain additional independent advice. 
 

3L.4.8  Penalties 
 
Tree works carried out on private land without Council approval or not carried out in accordance with an 
approval, may attract a Penalty Infringement Notice (PIN) or incur legal action in the Local Court or Land and 
Environment Court under Sections 125 and 126 of the Environmental Planning and Assessment Act 1979. The 
Court may also order the repair, remedial pruning or replacement of a damaged or removed tree and impose 
an order to maintain such replacement to maturity. 
 
A PIN may be issued for the injury or removal of trees and vegetation on public land under Section 629 of the 
Local Government Act 1993. 
 
Further penalties apply to the removal or damage to vegetation under the Threatened Species Conservation 
Act 1995 and the Environment Protection and Biodiversity Conservation Act 1999. 
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3L.5  Stormwater 
 
Objective 
 

O1 To minimise stormwater runoff and increase natural infiltration through landscape design. 
 

 

Controls 
 

C1 Impervious surfacing is to be minimised. Permeable pavements are to be used where possible 
eg. Decks, pebbles, spaced pavers, specialised permeable pavers. 

 
Note: Run-off from paved areas can be minimised by directing runoff to garden beds. 

 
C2 Underground on-site stormwater detention (OSD) tanks and infiltration trenches are not to be 

located within soft landscaped areas.  
 

C3 An alternative location is underneath driveways or paved areas or otherwise sited where they will 
not restrict landscaping of a site, particularly tree planting. No stormwater inlet pits, piping, tanks 
or infiltration trenches are to be located within the drip line or primary and structural root zone of 
any existing or proposed trees. The hydraulic design must be designed in conjunction with tree 
retention. 

 
C4 WSUD (Water Sensitive Urban Design) principles and practices are required to be incorporated in 

all larger scale developments and may include such elements as bio-swales and rain gardens 
(refer to Part 3G - Stormwater Management). 

 
C5 Stormwater absorption basins are to be planted with suitable trees with non-invasive root systems 

(where concrete storage tanks do not exist underneath), groundcovers and native grasses instead 
of lawn. Species are to be tolerant of periodic inundation and water logging and will not reduce 
the storage capacity of the basin.  
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3L.6 Landscaping in Car Parks 
 
Objectives 
 

O1 To integrate landscaping with car parks to provide shade for vehicles, to reduce the heat island 
effect of large areas of paved surfaces, to soften the impact of large areas of paving and parking, 
to improve amenity and to screen car parks from the public domain; 
 

O2 To minimise the visual impact of car parks in the streetscape and public domain; and 
 

O3 To integrate landscape design with the car park to provide generous sized planter beds that 
sustain the growth of trees. 

 
 

Controls 
 

C1 For at-grade car parks 1 tree will be provided for every 5 car spaces so that at least a 50% 
canopy coverage of the car park at maturity is provided. Car parks will be generously 
landscaped.. 
 

C2 Vehicle circulation areas, driveway access and parking will be arranged to maximise the area 
available for landscaping and the preservation of existing trees. Excess hardstand areas will be 
minimised. Planting is to be provided to edges, boundaries and internal areas of car parks to 
screen car parks and circulation areas from the public domain.  

 
C3 Landscaping, including broad canopy trees will be used to effectively and adequately screen and 

soften parking areas, vehicle circulation areas and ancillary and utility areas and provide shade 
and glare reduction. Landscaped areas will be planted densely using layered plantings of trees, 
shrubs and groundcovers. 

 
C4 Contrasting materials and finishes must be used to break up large sections of paving and to 

delineate pedestrian areas/crossings, entries, car parks, special use areas or at transition zones 
between different uses.   

 
C5 Internal landscaping must allow for pedestrian visibility of traffic, maintaining open sightlines. This 

can be achieved utilising clear trunked trees and low level shrub plantings. Broad, dense canopy 
trees are to be used to enhance shading. 
 

C6 All circulation areas must be accessible for a person with a disability. 
 

C7 All car parking spaces adjoining planter beds or trees will contain wheel stops to reduce damage 
to and vehicle overhang of planter beds. 

 
C8 Figure 1 and Figure 2 Indicates preferred landscaping options in car parks.  

 
C9 Small planters 1 metre x 1 metre for trees are not permitted. Planter beds must be of an adequate 
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dimension to cater for tree roots and future tree growth and to provide adequate moisture 
penetration and aeration of the root zone. 

 
C10 Tree root barriers are encouraged for certain tree species. Trees with excessive fruit or leaf drop, 

large root systems or high maintenance needs are not encouraged to avoid applications for 
removal of trees at a later date. Trees with broad, leafy canopies however are required. 

 
C11 The minimum pot size at installation for trees is 100 litres. 

 
C12 Adequate distances from sub-surface utilities and lighting are required. 

 
 

 
Figure  1 - Preferred Car Park Landscaping Layout 

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Note: Alternative landscape layouts are permitted if space does not permit either option. 
 
Note: Option 1 is a more formal layout with the island length and width of 2 car spaces. 
 
Note: Option 2 is less formal due to the random placement of planted islands.  
 

 
Figure  2 - Preferred Car Park Landscaping Layout 

  
 

Option 1 Option 2 
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Note: A central dividing planter bed and return and end of parking bay. Minimum 1.5 metres wide planted 
with shrubs and trees at the rate of 1 tree every 5 car spaces.  
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Figure 3 -  An Informal Alternative for Car Park Landscaping  Layout 
  
 

 
 
 

 
 

Figure  4 - Non -Permissible Car Park Landscaping Layout 
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3L.7  Green Walls 
 

Objectives 
 

O1 To encourage green roofs and walls to improve air quality, ambient air temperature, building 
insulation, energy efficiency, stormwater quality and runoff, fauna habitat and aesthetic quality of 
the urban environment by softening blank walls and screening utilities. 

 
 

Controls 
 

C1 Green walls can be utilised for their thermal properties and to visually soften large expanses of 
blank walling. 
 

C2 Green walls are to be designed by a specialised landscape architect or horticulturalist. 
 

C3 A site appraisal is required to determine the suitability of the green wall to the climatic conditions, 
surrounding environment and building structure, including access for maintenance.  
 

C4 The bio-engineering details of the green wall construction, including the waterproofing membrane, 
root barrier, drainage system, filter fabric, soil, irrigation, support system/structure and long term 
waterproofing performance are to be submitted with the Development Application. Construction 
and materials are required to be of a high standard. 
 

C5 An ongoing plan of management outlining the required maintenance for the green wall is to be 
submitted with the Development Application. 
 

C6 Green walls on heritage items and within Heritage Conservation Areas are not to detract from the  
item or streetscape through the concealment of significant fabric and architectural features. 

 
C7 Suitable plants of variable height and species are to be planted in accordance with Section 3L.2 

– Planting design and species. Adequate soil depths are to be provided. Plants and materials 
are to be tolerant of the specific environmental conditions experienced in these areas such as 
drought, high wind, exposure, high temperature and light extremes. Species are to be selected to 
achieve their desired intention and to be responsive to site conditions. 
 

C8 Water recycling and reuse, and integration of roof gardens with alternate energy sources, is to be 
incorporated. 

 
C9 Green walls are excluded from the percentage landscape requirement for the site.  
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3M.1  Introduction 
 
The BBLEP 2013 identifies wetlands and endangered ecological communities which are significant to the 
Botany Bay LGA. The following have been identified: 
 

Endangered Ecological Communities  
 

Sand Based Vegetation Communities 
 Bangalay Sand Forest 
 Eastern Suburbs Banksia Scrub 

 
Wetland Vegetation Communities 
 Sydney Freshwater Wetlands 
 Swamp Sclerophyll Forest on Coastal Floodplains  

 
Wetlands 

 Wetland Ponds 
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3M.1.1 Land to which this Part Applies 
 
This Part applies to land throughout the LGA where Wetlands and Endangered Ecological Communities (refer 
to Appendix A) have been identified in the Botany Bay LEP 2013 and to all land that drains into the wetlands 
or has the potential to adversely impact the wetlands (refer to Appendix B).  
 
The Wetlands are identified in the BBLEP 2013 and include: 
 

(i) Botany Wetlands located throughout Eastlakes, The Lakes and Bonnie Doon Golf Courses; 
(ii) Mill Pond and Engine Pond areas located east and southeast of Sydney Airport in Botany; and 
(iii) Various pockets of land located adjacent to Foreshore Drive and in Sir Joseph Banks Park, Botany.  

 
The following Endangered Ecological Communities are listed under the Threatened Species Conservation Act 
1995 and are identified in the BBLEP 2013 and includes: 

 
Sand Based Vegetation Communities 

a) Bangalay Sand Forest; 
b) Eastern Suburbs Banksia Scrub; 

 
Wetland Vegetation Communities 

c) Sydney Freshwater Wetlands; and 
d) Swamp Sclerophyll Forest on Coastal Floodplains; 

 
 
Note: The above Vegetation Communities are listed in Schedule 1 Part 3 of the NSW Threatened Species 
Conservation Act 1995 and the Commonwealth Environment Protection and Biodiversity Conservation Act 
1999 as endangered ecological communities. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development  
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts  
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
 
Note: While the wetland and the sand-based communities LEP mapping picks up on the main areas of 
biodiversity in the LGA, it is acknowledged that there are additional threatened species likely to use habitat in 
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other areas of the LGA. This includes the nationally-listed Green and Golden Bell Frog, Acacia terminal's 
subsp. terminal's as well as the Grey-headed Flying-fox. Land that is covered by State Environmental Planning 
Policy (Three Ports) 2013 contains important biodiversity values including the state and federally-listed Coastal 
Saltmarsh ecological community, as well as a number of state and federally-listed shorebirds which include the 
Pied Oystercatcher, Little Tern, Curlew Sandpiper, Great Knot, Black-tailed Godwit and Terek Sandpiper. 
 

3M.1.2 General Objectives 
 

 
O1 To protect and improve biodiversity across the LGA; 

 
O2 To protect the identified Endangered Ecological Communities; 

 
O3 To protect Wetlands in the Botany Bay LGA from inappropriate development by preventing and/or 

regulating developments that have the potential to fragment, pollute, disturb or diminish the 
values of wetlands; and 
 

O4 To protect, maintain or restore (as appropriate) ecological processes, natural systems and 
biodiversity within wetlands in the Botany Bay LGA. 
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3M.2 Biodiversity 

Biodiversity can be defined as the variability among living organisms. Almost every aspect of human life is 
affected by biodiversity. For example, vegetation sustains the earth's atmosphere by absorbing carbon dioxide 
and generating oxygen. Biodiversity conservation aims to create a balanced existence between humans and 
the environment.  People rely directly on biodiversity to live. High or rich biodiversity is a sign of a healthy 
ecosystem, robust and stable and able to evolve and adapt to changing conditions or competition eg. weeds, 
habitat loss, climate change. 

Biodiversity can be maintained and enhanced by protecting threatened and endangered species, trees and 
vegetation, planting vegetation using a variety of locally indigenous species of local provenance as well as 
native species and by retaining, enhancing and providing new habitat and wildlife corridors to name a few 
areas. Threatened and endangered species, populations and ecological communities, as well as their habitat, 
should be maintained and enhanced. Biodiversity is linked intrinsically with sustainability. 

The National Local Government Biodiversity Strategy (NLGBS) establishes a common policy direction for all 
local government across Australia, recognizing the importance of biodiversity. In recognition of this objective, 
this Part applies to all development or works within the City that may have an impact on existing flora, fauna 
and wildlife corridors and habitats, or that involve the landscaping of a site. 

3M.2.1 General Requirements 
 

Objectives 
 

O1 To ensure the protection of existing habitat features within and adjacent to development sites or 
to otherwise ensure no net loss of biodiversity values in the Botany Bay LGA as a result of 
development; 
 

O2 To improve the diversity and abundance of locally indigenous flora and fauna species across the 
LGA; 
 

O3 To maintain, enhance and/or establish green corridors to assist existing plant and animal 
communities; and 
 

O4 To protect and promote the recovery of threatened species, population and endangered 
ecological communities. 

 
 

Controls 
 

C1 Development must comply with Part 3F - Tree Preservation. 
 

C2 Existing habitat features including natural landforms, waterbodies, rock outcrops, trees and 
vegetation and wildlife corridors are to be retained where possible. 
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C3 Potential new wildlife habitats are to be incorporated into new developments or other activities, via 

trees and vegetation, waterbodies, green roofs and so on wherever possible. 
 

Note: Development Applications may be required to address the airport and wildlife management 
requirements. Please refer to Part 3J.4 – National Airports Safeguarding Framework for more 
information. 
 

C4 Opportunities to link to, extend or enhance existing or potential wildlife corridors should be 
realised in new developments or other activities wherever possible. 

 
C5 A mix of appropriate and site responsive locally indigenous plant species of local provenance 

shall be incorporated into landscaping associated with a development or other activity wherever 
possible as detailed in Council’s Landscape Technical Guidelines for Development Sites.  

 
A list of locally indigenous species is provided in Council’s Landscape Technical Guidelines for 
Development Sites. Where this is not suitable, native plants should be used. Native plants 
require little or no water, fertiliser or pesticide once established. A list of plant species that are 
generally known to grow well in the Botany Bay area is provided in the Landscape Technical 
Guidelines. Each species has particular growth habits and requirements and should therefore be 
selected and located on that basis. This list is not exhaustive and does not limit or restrict the use 
of other suitable plants. A minimum of 80% of the species planted on any site are to be native 
and/or species indigenous to the Botany Bay LGA. 
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3M.3  Endangered Ecological Communities 
 
This section applies to development which may have potential to impact on any significant biodiversity or an 
endangered ecological community.  
 
Sand Based Vegetation Communities 

 
Bangalay Sand Forest  
 
The Bangalay Sand Forest occurs on deep, freely draining to damp sandy soils on flat to moderate slopes 
within a few kilometres of the sea and at altitudes below 100 metres.  The Bangalay Sand Forest of the 
Sydney Basin and South East Corner bioregions typically has a dense to open tree canopy, approximately 5 - 
20 metres tall, depending on exposure and disturbance history (refer to Photo 1). 
 
Threats to the Bangalay Sand Forest include:  

(i) Over-frequent burning which can eliminate shrubs and discourage tree regeneration; 
(ii) Weeds; and 
(iii) Land clearing and degradation. 

 
Eastern Suburbs Banksia Scrub (ESBS) 
 
The ESBS once occupied around 5,300 hectares of land between Port Jackson and Botany Bay. Today, less 
than 3% of the original vegetation remains as a number of small, isolated remnants ranging in size from 0.06 
to 8.5 hectares and totalling only 138 hectares (refer to Photo 2). 
 
The major threat to ESBS is vegetation clearing and degradation as a result of urban development. Other 
major threats include: 

(i) Erosion from excessive pedestrian use, bicycles and motorcycles; 
(ii) Increased nutrient status from stormwater runoff; 
(iii) Increased/altered soil moisture from over watering and invasion by weed species such as 

Chrysanthemoides moilifera (Bitou Bush); and 
(iv) Physical damage from illegal access and dumping of rubbish. 

Photo 1 - Bangalay Sand Forest   Photo 2 - Eastern Suburbs Banksia Scrub
     

  
 
 
 
 
 
 

Source: Pittwater Council    Source: Best Practice Guidelines:  
Eastern Suburbs Banksia Scrub 
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Wetland Vegetation Communities 
 
Sydney Freshwater Wetlands 
 
The Sydney Freshwater Wetlands vegetation community is restricted to freshwater swamps in swales and 
depressions on sand dunes and low nutrient sand plain sites in coastal areas. Sydney Freshwater Wetlands 
are a mosaic community with considerable variation due to fluctuating water levels and seasonal conditions. 
Characteristic vegetation is sedges and aquatics particularly Eleocharis sphacelata, Baumea juncea, Baumea 
rubiginosa, Baumea articulata, Gahnia sieberiana, Ludwigia peploides subsp. montevidensis and Persicaria 
species. 
 
Threats to the Sydney Freshwater Wetlands include:  
 

(i) Extensive clearing; 
(ii) Illegal filling; and  
(iii) Sand extraction. 

  
Swamp Sclerophyll Forest on Coastal Floodplains  
 
This swamp community has an open to dense tree layer of eucalypts and paperbarks with stands exceeding 
25 metres in height. It is associated with humic clay loams and sandy loams, on waterlogged or periodically 
inundated alluvial flats and drainage lines associated with coastal floodplains. 
 
Threats to the Swamp Sclerophyll Forest on Coastal Floodplains include:  
 

(i) Alteration to natural hydrological regimes; 
(ii) Land filling and earthworks associated with development; 
(iii) Pollution from urban runoff; 
(iv) Weed invasion; 
(v) Vegetation clearing; 
(vi) Activation of Acid Sulphate Soils; and 
(vii) Frequent fire. 
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3M.3.1 General Requirements 
 

Objectives 
 

O1 To protect Endangered Ecological Communities from pollution, fragmentation and destruction that 
may occur as a result of development;  
 

O2 To protect, maintain or restore ecological processes, natural systems and biodiversity within and 
around the Endangered Ecological Communities; and 
 

O3 To ensure the management of ESBS endangered ecological community is conducted in 
accordance with the OEH Best Practice Guidelines: Eastern Suburbs Banksia Scrub.  

 
 

Controls 
 

C1 Properties which support an Endangered Ecological Community (EEC) will need to undertake an 
Assessment of Significance for any development or activities that are likely to impact on that EEC. 
The Assessment of Significance guidelines are on the Office of Environment & Heritage website 
at: http://www.environment.nsw.pov.au/threatenedspeciesitsaquide.htm  
 

 
 

Eastern Suburbs Banksia Scrub 
 

C2 Development Applications on properties supporting Eastern Suburbs Banksia Scrub (ESBS) will 
need to undertake an Assessment of Significance for any development or activities likely to 
impact on this EEC. 
 
Note: Council may apply conditions of consent to provide suitable setbacks to the endangered 
Eastern Suburbs Banksia Scrub ecological community and require bonds to prevent any damage 
to the community during construction. 
 
 

http://www.environment.nsw.pov.au/threatenedspeciesitsaquide.htm
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3M.4   Wetlands  
 
This section applies to the any Wetland Ponds identified in the BBLEP 2013 and to land that drains into the 
wetlands or has the potential to adversely impact the wetlands (refer to Appendix B).  Landowners must take 
particular care to avoid the impact of development works on wetlands and where this is not possible they 
should minimise and offset these impacts.   

3M.4.1 General Requirements 
 

Objective 
 

O1 To ensure the protection of wetlands and associated endangered ecological communities.  
 

 

Controls 
 

C1 Development Applications for certain construction works within the catchment (refer to Appendix 
B for the Catchment Area for the Wetlands) must submit the following: 

 
(i) Plans of the proposed development including a site plan showing all culverts, drains, paved 

surfaces and stormwater control mechanisms (existing and proposed); 
(ii) A Vegetation Management Plan which identifies the measures proposed to protect and 

manage the Wetlands remnant vegetation and control weed invasion; 
(iii) A Stormwater Management Plan which addresses measures to  minimise impacts on 

wetlands including: 
a) The management of erosion and control of pollutants including sediments, nutrients, 

litter, cement waste, paint, toxins and bacteria; and 
b) Details of permanent stormwater management measures at the site including on-site 

detention requirements, permanent treatment ponds, landscape and urban design 
treatments, and stormwater reuse. 

(iv) Plans and details of any proposed boardwalks, information signs and viewing platforms 
adjacent to the Wetlands. The section should explain how these kinds of uses would be 
constructed, managed and monitored in order to ensure the wetlands are not adversely 
impacted. 

(v) An Assessment of Significance as part of a Flora and Fauna report which assesses the 
impact of the development on the wetland EEC and any threatened species that use habitat 
associated with the wetland. 

 
Note: Please refer to Council’s DA Guide to ascertain if your DA is required to be accompanied 
by the above information. In any case development applications for change of use of a building or 
works relating to an existing or new dwelling are exempt from the provisions of the control C1 
above. 



 
 

P a g e  | 11 

Part  3M – Natural Resources                                                               Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

3M.4.2 Wetlands Hydrology 
 
Altering hydrology is potentially the most damaging modification to Wetlands because water quality and flow is 
a primary determinant of the health of wetland ecosystems. If the health of wetlands decline, plant and animal 
diversity can decrease and weed invasion can be more widespread. Cumulative impacts from developments 
across the catchment can have significant detrimental short and long term hydrological impacts on the 
wetlands. 
 
The channelling of surface water flows and increase in area of impervious catchment surfaces has resulted in 
increased flood discharges and peaks, as well as greater movement of sediment and pollutants from 
catchment surfaces to receiving waters. This is vastly different to how the water moved over/through the 
landscape prior to urbanisation. Wetlands have been used as stormwater ‘detention areas’ with drainage pipes 
emptying directly into wetlands. Emptying stormwater into a natural wetland may lead to degradation. 
Wetlands are very delicate ecosystems where too much or too little water can cause degradation. Proposed 
developments should not significantly alter existing local surface runoff, groundwater flows, wave patterns and 
tidal regimes.  
 

Objective 
 

O1 To improve, maintain or restore the physical, chemical and biological processes of the wetland by 
minimising negative impacts created by changes to wetland hydrology from land uses in the 
catchment. 

 
 

Controls 
 

C1 Culverts, drains and paved surfaces must be designed to minimise changes to the local surface 
runoff and groundwater flows and ensure that appropriate water flow regimes are maintained to 
the wetland. 
 

C2 Development is to be designed to ensure stormwater flows and drainage will mimic natural 
conditions where possible. This is to ensure a dispersed pattern of flow, avoiding centralised or 
concentrated discharge points into the wetlands. Stormwater control mechanisms must be 
installed where development works discharge directly into the wetlands or if the development has 
the potential to impact on wetland hydrology (refer to Appendix B - Wetland Catchment Plan). 
 

C3 Development Applications must submit a Wetlands Management Plan if the development has the 
potential to significantly alter the hydrology of the catchment surface and groundwater flows. The 
Wetlands Management Plan must include the following: 
(i) Establish the nature and extent of the hydrological impacts of the proposed development; 
(ii) An assessment of the current hydrological regime including water quality testing before 

development occurs; and 
(iii) Commitment to processes for monitoring the actual hydrological impacts of the development 

such as water quality testing, pre and post development. These results are to be provided to 
Council once collected. 
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3M.4.3  Water Quality 
 
Eutrophication occurs when wetlands experience excessive nutrients inputs. It can be caused by run-off from 
gardening activities, roads, sewerage and manure carrying nutrients such as Nitrogen and Phosphorous 
flowing into wetlands. This results in the growth of algae and weeds, which suffocate aquatic plants and 
animals. 
 
Construction activities in the City of Botany Bay can contribute to large sediment loads and associated 
nutrients flowing into wetlands. It is an offence to allow soil, cement slurry or other building materials to be 
pumped, drained or allowed to enter stormwater systems under the Protection of the Environment Operations 
Act 1997 and it is generally addressed in a condition of consent on development approvals. 
 
The best way to minimise impacts on water quality in wetlands is to ensure that pollutants do not enter 
waterways in the first place. This can be minimised through source control and education. 
 

Objective 
 

O1 To improve, maintain or restore the quality of water within the wetland and entering the wetland 
to ensure that water quality is not diminished. 

 
 

Controls 
 

C1 Development Applications must include measures to limit impacts on temperature, salinity, 
chemical makeup and sediment loads of water entering the wetland. This may be achieved by 
incorporating the following:  

 
(i) Using production processes that reduce liquid waste; 
(ii) Grease and oil traps; 
(iii) Maintenance programs for sediment traps and fences; 
(iv) Bio-retention swales along car parks; and 
(v) Point source pollution control devices. 

 
C2 Development must not disturb stream and wetland sediments. Proposals for earthworks and the 

like must therefore specify preventive measures to ensure that stream and wetland sediments are 
not disturbed.  
 

C3 Nutrient control devices and other storm water treatment measures must be located 50 metres 
away from freshwater wetlands and ponds. 
 

C4 Development Applications for large developments must submit a water cycle management 
strategy to allow pre and post development water quality testing to be conducted.  
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3M.4.4  Ecology, Habitat and Biodiversity 
 
Urban developments such as housing, playing fields and industries in Sydney have degraded or destroyed the 
habitat value of many wetlands. Development across a wetlands catchment can significantly increase the 
amount of sediment and nutrient entering a wetland. Infilling of floodplain wetlands and natural drainage 
depressions with subsequent urbanisation of the catchment can also exacerbate local flooding. 
 
Clearing of vegetation within wetlands and their surrounds is one of the most significant causes of wetland 
habitat degradation. The impacts include loss of habitat, reduction of wetlands biodiversity, erosion, weed 
invasion, sedimentation and salinisation. 
 

Objectives 
 

O1 To protect and enhance the natural value and ecological functions of wetland habitat from 
potential impacts of adjoining or upstream/downstream land uses including  elevated nutrient and 
sediment loads, stormwater runoff, removal of vegetation and changes to landform;  
 

O2 To improve, maintain or restore the quality of water within the wetland and entering wetlands; 
and 
 

O3 To ensure that water quality is not diminished. 
 

 

Controls 
 

C1 Clearing of vegetation around wetlands is restricted.  
 

C2 The appropriate species to be planted around the wetlands, which are all EECs, are to be those 
characteristic of that EEC as listed in the NSW Scientific Committees Final Determinations.  
 

C3 Access to the Sydney Freshwater Wetlands Endangered Ecological Community is to be 
controlled by installing fencing and signage and rationalising informal tracks on sites where SFW 
exists. 
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3M.4.5   Social and Cultural Values 
 
Wetlands can have social and cultural values for many people in the community. These values may be nature 
conservation, recreation, landscape quality, Aboriginal heritage significance and environmental research and 
education. 
 

Objective 
 

O1 To conserve and enhance the indigenous and non-indigenous, social and cultural values of 
wetlands areas including intrinsic, aesthetic, visual, scientific, cultural heritage, archaeological, 
educational and recreational values. 

 
 

Controls 
 

C1 The appropriate species to be planted around the wetlands, which are all EECs, are to be those 
characteristic of that EEC as listed in the NSW Scientific Committees Final Determinations.  
 

C2 Development must be designed to minimise the visual impact on the wetland and ensure that 
wetlands areas of high scenic value are preserved. This can be achieved by the use of natural 
and non-reflective materials and landscape screens. 
 

C3 Development must contribute to the enhancement and maintenance of social, educational and 
recreational values of the wetlands area. This can be achieved through measures such as 
boardwalks, information signs, viewing platforms and consideration of Indigenous and non-
Indigenous cultural heritage. Development Applications must include details on how these kinds 
of uses would be constructed, managed and monitored in order to ensure the wetlands are not 
adversely impacted.  
 

C4 Development Applications for the Eastlakes Golf Course site must submit an Archaeological 
Assessment. The Archaeological Assessment must be prepared by a suitably qualified 
archaeologist in accordance with the guidelines prepared by the Heritage Branch, NSW 
Department of Planning and include: 

 
(i) An assessment of the archaeological potential of the item or area of Aboriginal heritage 

significance; 
(ii) The Aboriginal heritage significance of the item or area; 
(iii) The probable impact of the proposed development on the Aboriginal heritage significance of 

the item or area; 
(iv) A conservation management strategy for the Aboriginal heritage significance of the item or 

area; and  
(v) A statement of compliance with the conservation measures set in the Conservation 

Management Plan. 
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Note: This is required because the Aboriginal Cultural Heritage Study and Plan for the City of 
Botany Bay and the La Perouse Local Aboriginal Land Council have identified an Aboriginal burial 
site located at Eastlakes Golf Course. 
 

C5 If an item or area of Aboriginal Cultural Heritage is discovered during development works, works 
must cease. The NSW National Parks and Wildlife Service and Council should be contacted 
immediately. This may result in the need for the proponent to demonstrate adherence to the Due 
Diligence Code of Practice and further approvals. For more information on the Due Diligence 
(refer to http://www.environment.nsw.gov.au/resources/cultureheritage/ddcop/10798ddcop.pdf).  

 
 
 

http://www.environment.nsw.gov.au/resources/cultureheritage/ddcop/10798ddcop.pdf
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Appendix A - Endangered Ecological Communities Maps 
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3N.1  Introduction 
 
The building and construction industry in particular is a major contributor to waste, much of which is still 
deposited to landfill. The implementation of effective waste minimisation strategies has the potential to 
significantly reduce these volumes. 

3N.1.1 Land to which this Part Applies 
 
This Part applies during demolition, construction and on-going management of a development within the 
Botany Bay LGA. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development  
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts  
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note:  A Site Waste Minimisation Management Plan (SWMMP) is required for development identified as 

Complying Development in accordance with State Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008.  Site waste minimisation and management must be carried out 
in accordance with an approved SWMMP, and dockets retained on site to show where any 
construction and/ or demolition waste has been transported. 

 
A Site Waste Minimisation and Management Plan (SWMMP) is not required in association with Exempt 
Development carried out in accordance with State Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008. However, a person carrying out exempt development should 
seek to minimise the generation of waste in the construction and operation of any such use or activity 
and deal with any waste generated in accordance with the objectives in this Part. 

3N.1.2  General Objectives 
 

 
O1 To encourage best practice in waste management that minimises waste generation, facilitate 

waste separation and maximises reuse and recycling;  
 

O2 To reduce the amount of construction and demolition waste and waste generated in the 
operation of a development going to landfill; and 
 

O3 To ensure suitable and efficient waste storage, recycling and collection in all development.  
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3N.2  Demolition and Construction  
 

Objectives 
 

O1 To minimise the volume of waste generated during demolition and construction;  
 
O2 To maximise the re-use and recycling of materials generated during demolition and construction; 

and 
 

O3 To minimise the volume of waste that is directed to landfill. 
 

 

Controls 
 

C1 A Site Waste Minimisation and Management Plan in accordance with Part 1 – Model Site Waste 
Minimisation and Management Plan (refer to Part 3N.4 - Appendices) must be submitted for 
Development Application involving: 
 
(i) Demolition  
(ii) New development; and 
(iii) Alterations and additions affecting more than 20m² of floor area.   
 

C2 A detailed plan must be submitted showing:  
 
(i) A scaled drawing of any bin/container storage room (s) and area(s), temporary holding 

area(s), waste chute service room(s) and interim recycle/waste storage room(s); 
(ii) Details regarding how waste is to be minimised within  a development;  
(iii) Estimation of quantities and types of materials to be re-used or left over from removal from 

the site; 
(iv) Details regarding the types of waste and likely quantities of waste to be produced; 
(v) A site plan showing areas away from public access for reusable materials and recyclable 

materials during demolition and construction and the vehicle access to these areas; 
(vi) Details of reusing and recycling methods for waste either on-site or off-site; 
(vii) Target for recycling and reuse; 
(viii) Nomination of persons responsible for ensuring targets are met and the person responsible 

for retaining waste dockets from facilities appropriately licensed to receive the 
development’s construction and demolition waste; 

(ix) Confirmation that all waste going to landfill is not recyclable or hazardous; and 
(x) Measures to reuse or recycle at least 80% of construction and demolition waste, either on 

site or diverted for reused and recycling with receipts sufficient to demonstrate the target will 
be achieved.  
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C3 Materials that have an existing reuse or recycling market should not be disposed of in landfill. 

Table 1 provides some examples of demolition materials and potential reuse/recycling 
opportunities. 
 

C4 Separate collection bins or storage areas for materials to be reused, recycled and directed to 
landfill are to be provided.  
 

C5 All storage areas and collection bins must be located within the site boundaries.  
 

C6 Any material moved offsite is to be transported in accordance with the requirements of the 
Protection of the Environment Operations Act (1997). 
 

C7 Where space on a development is limited, approval may be granted by Council to place a skip 
on a footpath or other public area if the location of the container(s): 

 
(i) Does not disturb traffic flow or pedestrian movement; and 
(ii) Does not disturb normal stormwater flow.  

 
C8 Generation, storage, treatment and disposal of hazardous waste and special waste (including 

asbestos) must be conducted in accordance with relevant waste legislation administered by the 
EPA and relevant Occupational Health and Safety legislation administered by WorkCover NSW. 
 

C9 Evidence/records such as weighbridge dockets and invoices for waste disposal or recycling 
services are to be retained on site demonstrating lawful disposal of waste. 
 

C10 All waste and recycling is to be stored so as to prevent damage by the elements. 
 

C11 Storage areas must be easily accessible for collection vehicles, clearly signposted indicating 
purpose and content and managed appropriately to prevent stormwater pollution, damage to 
vegetation and odour and health risks.  
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Table 1 - Example of Demolition Materials and Potential Reuse/Recycling Opportunities  

 
Source: Combined Sydney Regional Organisation of Councils Model DCP 1997 

 
Material Reuse/Recycling Potential 

Concrete Reused for filling, levelling or road base 

Bricks and Pavers Can be cleaned for reuse or rendered over or crushed for use in 
landscaping and driveways 

Roof Tiles Can be cleaned and reused or crushed for use in landscaping and 
driveways 

Untreated Timber Reused as floorboards, fencing, furniture, mulched or sent to 
second hand timber suppliers 

Treated Timber Reused as formwork, bridging, blocking and propping, or sent to 
second hand timber suppliers 

Doors, Windows, Fittings Sent to second hand suppliers 

Glass Reused as glazing or aggregate for concrete production 

Metals (fittings, appliances 
and wiring) 

Removal for recycling 

Synthetic Rubber (carpet 
underlay) 

Reprocessed for use in safety devices and speed humps 

Significant Trees Relocated either onsite or offsite 

Overburden Power screened and used as topsoil 

Garden Waste Mulched, composted 

Carpet Can be sent to recyclers or reused in landscaping 

Plasterboard Removal for recycling, return to supplier 

Electrical Waste Must be correctly recycled 
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3N.3 On-going Operation of Development  
 

3N.3.1 General Requirements 
 

Objectives 
 

O1 To provide guidelines for the storage, amenity and management of waste; 
 

O2 To promote safe practices for storage, handling and collection of waste and recycling; and 
 

O3 To minimise amenity impacts from waste. 
 

 

Controls 
 

C1 A Site Waste Minimisation and Management Plan  (SWMMP) in accordance with  Part 2 - Model 
Site Waste Minimisation and Management Plan (refer to Part 3N.4 - Appendices) must be 
submitted for Development Application involving: 
 
(i) New development; 
(ii) Change of use of an existing premises; and  
(iii) Alterations and addition that would affect waste management facilities or practices.  

 
Note: Does not apply to attached dwellings, dwelling houses, semi-detached dwellings or 
secondary dwellings.  
 

C2 A detailed plan must be submitted showing: 
 
(i) The location of an individual recycling/waste storage room/area for each tenancy or the 

location of communal waste/recycling storage room(s) or area(s) for the entire development; 
(ii) The location of an indoor recycling/waste cupboard for each and every kitchen area in the 

development; 
(iii) The location of on-site individual compost container for each tenancy or communal compost 

container for the entire development; 
(iv) The location of any waste chute(s) and service room (for accessing a waste chute and 

recycling bins) on each floor of the building; 
(v) The location of any interim recycling/waste storage room (for access recycling and waste 

bins) on each floor of the building; 
(vi) The location of any service lifts used for transporting recyclable/waste materials; 
(vii) The location of any waste compaction equipment; 
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(viii) Where applicable, details of grey water collection, treatment and onsite utilisation; 
(ix) The location of any trade wastewater discharge points; 
(x) Where applicable, an identified on-site collection point for the collection and emptying of 

bins/containers; 
(xi) The path of travel for moving bins/containers from the recycling/waste storage room(s) or 

area(s) to the identified collection point(s); 
(xii) The on-site path of travel for recycling/waste collection vehicles (if collection vehicles are to 

enter the site); and 
(xiii) A scaled drawing of any bin/container storage room(s) and area(s), temporary holding 

area(s), waste chute service room(s) and interim recycle/waste storage room(s). 
 

 
 

Waste Storage 
 

C3 All waste and recycling must be stored in Council approved bins or skips, with lids closed to 
reduce littering, stormwater pollution, odour and vermin. Waste and recycling not presented in 
the correct manner will not be collected. 
 

C4 All organic waste should be either treated in a composting or worm farming system or stored in 
a Council approved bin or skip. 
 

C5 Waste and recycling receptacles must be stored at all times within the boundary of the site and 
screened from the public domain/streetscape. 
 

C6 No incineration devices are permitted. 
 

C7 Waste and recycling storage rooms must be: 
 
(i) Constructed of concrete or other approved materials at least 75mm thick; 
(ii) Finished with a smooth even surface; 
(iii) Graded and drained to the sewerage system and approved by the Sydney Water 

Corporation; 
(iv) Fitted with a close fitting and self-closing door that can be opened from within the room;  
(v) Fitted with smoke detectors in accordance with Australian Standards and connected to the 

fire prevention system of the building; 
(vi) Equipped with taps supplying hot and cold water, mixed through a centralised mixing valve 

with a hose cock and fitted with an aerator to increase water efficiency; 
(vii) Designed to include a clear and easy-to-read “NO STOPPING” sign and “DANGER” sign on 

the external face of waste storage rooms where appropriate; 
(viii) Designed to ensure waste-water from the cleaning of the waste storage area and bins, is 

not to drain into the stormwater system; and 
(ix) Fitted with childproof compacters or mechanical devices where used in the storage of 

waste. 
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C8 Separate containers of sufficient size must be provided to accommodate the storage of waste 

and recycling likely to be generated on the premises between collections and any associated 
equipment.  

 
Note: Waste/Recycling Generation Rates for various commercial and residential developments 
are provided in Table 2. 
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Table 2 - Waste/Recycling Generation Rates 

 
Source: Better Practice Guide for Waste Management in Multi-Unit Dwellings 

 

Premises type Waste generation Recyclable Material Generation 

Backpackers’ Hostel 40L/occupant space/week 20L/occupant space/week 

Boarding House, Guest House 60L/occupant space/week 20L/occupant space/week 

Food premises:  

 Butcher 80L/100m² floor area/day Variable 

 Delicatessen 80L/100m² floor area/day Variable 

 Fish Shop 80L/100m² floor area/day Variable 

 Greengrocer 240L/100m² floor area/day 120L/100m² floor area/day 

 Restaurant, Café 10L/1.5m² floor area/day 2L/1.5m² floor area/day 

 Supermarket 240L/100m² floor area/day 240L/100m² floor area/day 

 Takeaway food shop 80L/100m² floor area/day Variable 

Hairdresser, Beauty Salon 60L/100m² floor area/week Variable 

Hotel, Licensed Club, Motel 5L/bed space/day; plus 
50L/100m²bar area/day; plus 
10L/1.5m² dining area/day. 

1L/bed space/day; plus 
50L/100m² bar area/day; plus 
50L/100m² dining area/day. 

Offices 10L/100m² floor area/day 10L/100m² floor area/day 

Shop less than 100m² floor area 50L/100m² floor area/day 25L/100m² floor area/day 

Shop greater than 100m²  floor 
area 

50L/100m² floor area/day 50L/100m² floor area/day 

Showroom 40L/100m² floor area/day 10L/100m² floor area/day 

Multi-Unit Dwellings 80L/unit/week 40L/unit/week 
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Environmental Amenity 

  
C9 Waste and recycling storage areas must be visually and physically integrated into the design of 

the development. 
 

C10 Waste and recycling storage areas must be designed and located to avoid adverse impacts on 
the amenity of adjoining sites including noise and odour. 
 

C11 All waste and recycling receptacles must be put out for kerb-side collection no earlier than the 
previous evening. 
 

C12 All waste and recycling receptacles must be removed from the kerb-side or laneway as soon as 
possible on the same day as the collection service. 

 
 
 

Multi Unit, Multi Dwelling, Commercial and Mixed Use Development 
 

C13 The design of the waste and recycling management system must identify responsibility for 
cleaning of waste receptacles and storage areas and for transfer of bins within the property, to 
the collection point and back to the storage areas. 
 

C14 Clear and easy to read signs identifying the different waste receptacles (e.g. paper/cardboard 
recycling, plastic/glass/metal recycling, waste and green waste) and where in the storage area 
these should be positioned must be displayed.  
 

C15 The design of the waste and recycling management system must identify responsibility for 
cleaning of waste receptacles and storage areas and for transfer of bins within the property, to 
the collection point and back to the storage areas. 
 

C16 Clear and easy to read signs identifying the different waste receptacles (e.g. paper/cardboard 
recycling, plastic/glass/metal recycling, waste and green waste) and where in the storage area 
these should be positioned must be displayed.  
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3N.3.2  Residential Development 
 

Objectives 
 

O1 To ensure the storage, amenity and management of waste is sufficient to meet the needs of 
residential development; and 
 

O2 To ensure waste from within residential development can be collected and disposed of in a 
manner that is healthy, efficient and minimise disruption to amenity.  

 
 

Controls 
 

C1 Residential Development must provide recycle/waste bins in accordance with Table 3. 
 

C2 Waste and recycling storage areas must be located in a position convenient for both users and 
waste collection personnel. 

 
C3 Where a building consists of 40 or more residential units, 660L bins can be used, subject to 

negotiation with Council. The use of 660L bins will only be considered where: 
 
(i) The building has more than 20 units; and 
(ii) Adequate off site access for waste collection vehicles is provided and is in accordance with 

relevant Australian Standards. 
 

C4 For developments with over 40 units, a compactor may be used subject to negotiation with 
Council. 
 

C5  Any volume reducing equipment must be installed in accordance with the manufacturers design 
specifications. The equipment must be installed on either a concrete plinth 75mm high or on 
legs at least 150mm high and have a space between the unit and the walls to enable easy 
access for cleaning and maintenance. Compaction rates must not be set higher than 2:1. 

 
Table 3 - Type and Number of Bins Required for Residential Development 

 

Type of Development Recycling Bins General Waste Bins Green Waste Bins 

Attached dwellings, dwelling 
houses, semi-detached 
dwellings, dual occupancies 
and secondary dwellings 

1 x 240L per dwelling 
(except secondary 
dwelling which may 
share with the principal 
dwelling on the lot) 

1 x 140 L per dwelling 1 x 140L or 1 x 240L 
(optional) per 
dwelling (except 
secondary dwelling 
which may share with 
the principal dwelling 
on the lot) 
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Multi dwelling housing, 
residential flat buildings, senior 
housing and residential 
component of mixed use 
development  

1 x 360L per 5 
dwellings or part 
thereof 

1 x 360L per 5 dwellings 
or part thereof 

1 x 140L or 1 x 240L 
(optional) per 2 
dwellings or part 
thereof 

Boarding houses, hostels 
residential care facilities and 
tourist visitors’ accommodation  

1 x 240 per 6 occupant 
space or part thereof 

1 x 240 per 6 occupant 
space or part thereof 

1 x 240 per 6 
occupant space or 
part thereof 

 

 
 
 

Dwelling Houses 
 

C6 A waste/recycling storage area must be provided on-site for each new dwelling house, which is 
of sufficient size to accommodate Council’s waste, recycling and garden waste bins. Refer to 
Table 4 for indicative bin sizes. 
 

C7 The waste/recycling storage area must be located to avoid vandalism, nuisance and adverse 
visual impacts.  
 

C8 The waste/recycling storage area must be easily accessible and have unobstructed access to 
Council’s collection point.  

 
Table 4 - Indicative Bin Sizes 

 
Source: Better Practice Guide for Waste Management in Multi-Unit Dwellings 

 

Bin type Height Depth Width 

80 Litre Bin 870mm 530mm 450mm 

120 Litre Bin 940mm 560mm 485mm 

140 Litre Bin 1065mm 540mm 500mm 

240 Litre Bin 1080mm 735mm 580mm 

 
Note: These dimensions are only a guide and differ slightly according to manufacturer, if bins 
have flat or dome lids and are used with different lifting devices. 
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Multi Unit Housing Development and Residential Flat Buildings 

 
C9 The following minimum collection and storage facilities must be provided and identified on the 

SWMMP: 
 

(i) Each dwelling unit should be provided with an indoor waste/recycling cupboard (or other 
appropriate storage space) for the interim storage of a minimum one day’s garbage and 
recycling generation; 

(ii) Residential flat buildings and multi unit housing must include communal waste/recycling 
storage facilities in the form of a waste/recycling storage room (or rooms);  

(iii) Space must be provided for an individual compost container for each dwelling (such as in 
townhouse and villa developments) or for a communal compost container; the siting of which 
will have regard to potential amenity impacts; and 

(iv) The waste/recycling storage area(s) or room(s) must be of a size that can comfortably 
accommodate separate garbage, recycling and garden waste containers at the rate of 
Council provision. 

 
C10 Plans submitted with a Development Application must show:  

 
(i) The location of an indoor waste/recycling cupboard (or other appropriate storage space) for 

the interim storage of a minimum one day’s garbage and recycling generation for each 
dwelling;   

(ii) The location of individual waste/recycling storage areas (such as for townhouses and villas) 
or a communal waste/recycling storage room(s) able to accommodate Council’s waste, 
recycling and garden waste bins designed; and 

(iii) The location of any garbage chute(s). 
 

C11 The following location and design criteria is required: 
 
(i) Garbage chutes must be designed in accordance with Part 3N.5.3 - Garbage Chutes. 

Garbage chutes are not suitable for recyclable materials and must be clearly labeled to 
discourage improper use. Alternative interim disposal facilities for recyclables should be 
provided at each point of access to the garbage chute system; 

(ii) Waste/recycling storage rooms must be constructed in accordance with the requirements of 
the Building Code of Australia (BCA); 
Location & Appearance  

(iii) Waste/recycling storage rooms must be integrated into the design of the overall development. 
It is preferable that such rooms be located behind the front building line. Wherever possible, 
the room should be in a basement location within the main building envelope (rather than a 
separate stand-alone structure). Materials and finishes visible from outside should be similar 
in style and quality to the external materials used in the rest of the development; 

(iv) Minimise adverse impacts associated with: 
a) The proximity of the room to any dwellings; 
b)  The visibility of the room; 
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c) Noise generated by any equipment located within the room; 
d) Noise generated by the movement of bins into and out of the room; 
e)  Noise generated by collection vehicles accessing the site; and 
f)  Odours emanating from the room; 

(v) Each service room and storage area must be located for convenient access by users and 
must be well ventilated and well lit; 
Size 

(vi) Waste/recycling storage rooms must be of adequate size to comfortably accommodate all 
waste and recycling bins associated with the development; 

(vii) The gradient of waste/recycling storage room floors and the gradient of any associated 
access ramps must be sufficiently level so that access for the purpose of emptying containers 
can occur in accordance with WorkCover NSW Occupational Health and Safety 
requirements; 

(viii) Communal waste storage areas should have adequate space to accommodate and 
manoeuvre the Council’s required number of waste and recycling containers; 
Layout & Design  

(ix) Within waste/recycling storage rooms, containers used for the storage of recyclable materials 
should be kept separate from (but close to) general waste containers — so that the potential 
for contamination of recyclable materials is minimised; 
Access 

(x) There must be an unobstructed and Continuous Accessible Path of Travel (as per Australian 
Standard 1428 Design for Access and Mobility - 2001)  and free of steps and kerbs from the 
waste/recycling storage area(s) or room(s) to: 

a) The entry to any Adaptable Housing (as per Australian Standard 4299 Adaptable 
Housing - 1995); 

b) The principal entrance to each residential flat building; and 
c)  The point at which bins are collected/emptied. 

Note: In instances where a proposal does not comply with these requirements, Council will consider 
alternative proposals that seek to achieve a reasonable level of access to waste/recycling storage 
area(s) or room(s); 

(xi) Should a collection vehicle be required to enter a property, access driveways and internal 
roads must be designed in accordance with Australian Standard 2890.2 Parking Facilities – 
Off-Street Commercial Vehicle Facilities – 2002; 

(xii) Where site characteristics, number of bins and length of street frontage allow, bins may be 
collected from a kerbside location. In instances where kerbside bin collection is not 
appropriate, bins must be collected onsite. Bins that are collected onsite are to be collected 
either from their usual storage point or from an onsite temporary holding area located inside 
the property boundary and close to a property entrance; 

(xiii) Where bins cannot be collected from a kerbside location or from a temporary holding area 
located immediately inside the property boundary, the development must be designed to 
allow for on-site access by garbage collection vehicles in accordance with Part 3N.5.2 - 
Garbage Truck Dimension for Residential Waste Collection. In these instances, the site  
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must be configured so as to allow collection vehicles to enter and exit the site in a forward 
direction and so that collection vehicles do not impede general access to, from or within the 
site. Access driveways to be used by collection vehicles must be of sufficient strength to 
support such vehicles. 

 
C12 The SWMMP must ensure the following management responsibilities are complied with: 

 
(i) Agents of the owners’ corporation must take responsibility for the management of waste and 

recyclable materials generated upon the site; and 
(ii) Arrangements must be in place in regards to the management, maintenance and cleaning of 

all waste/recycling management facilities. 
 

C13 Council will require indemnity against claims for loss or damage to the pavement or other driving 
surface. Council may also require indemnity against liabilities, losses, damages and any other 
demands arising from any on-site collection service. In all cases, a hazard assessment will need 
to be conducted prior to Council agreeing to undertake the service. 
 

C14 If Council waste collectors and/or waste collection vehicles are required to enter a site for the 
purpose of emptying bins, then site specific arrangements must be in place. 
 

C15 If bins need to be moved from normal storage areas to a different location for collection purposes, 
it is the responsibility of agents of the owners’ corporation to move the bins to the collection point 
no earlier than the evening before collection day and to then return the bins to their storage areas 
no later than the evening of collection day. Bins are to remain in their on-site storage areas at all 
other times. 
 

C16 Residents must have access to a cold water supply for the cleaning of bins at: 
 

(i) The entry to any Adaptable Housing (as per Australian Standard 4299 Adaptable Housing - 
1995); 

(ii) The principal entrance to each residential flat building; and 
(iii) The point at which bins are collected/emptied. 

 
C17 Developments containing more than three (3) habitable storeys must: 

  
(i) Provide a system for convenient transportation of waste and recyclable material to the 

communal waste and recycling storage area; and 
(ii) Provide a waste and recycling compartment/area on each floor with sufficient capacity to 

store at least 1 day volume of waste and recycling likely to be generated on that floor. 
 

C18 Developments containing four (4) or more storeys must provided garbage chute(s) and interim 
storage facilities for recyclable materials and a service rooms (for accessing a garbage chute) on 
each floor of the building.   
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C19 For multi-storey developments that include ten (10) or more dwellings, a room or caged area with 

a minimum volume of 4m³ must be allocated for the storage of discarded bulky items, such as old 
furniture, awaiting council pick up. 
 

C20 Waste and recycling bins/crates must be stored together. 
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3N.3.3 Commercial, Industrial and Other Non-Residential Development  
 

Objectives 
 

O1 To ensure the storage, amenity and management of waste is sufficient to meet the needs of 
non-residential development; and 
 

O2 To ensure waste from within non-residential development can be collected and dispose in a 
manner that is healthy, efficient and minimise disruption to amenity.  

 
 

Controls 
 

C1 Waste and recycling storage areas must be located in a position convenient for both users and 
waste collection personnel. 
 

C2 The following minimum collection and storage facilities must be provided and identified on the 
SWMMP: 

 
(i) A waste service compartment (waste and recycling area) on each floor of the building and 

have sufficient capacity to store at least 1 days volume of waste and recycling likely to be 
generated on that floor; 

(ii) Sufficient space allocated on site for the storage of reusable items such as crates and 
pallets; 

(iii) Separate space for the storage of liquid wastes and oils etc. The liquid waste storage areas 
must be undercover, bunded and drained to a grease trap; and 

(iv) Adequate storage for waste to accommodate future change of uses including grease traps 
is to be provided; 

(v) Provisions for all parts of the development to move recyclable materials and general waste 
to the main waste/recycling storage room/area. For multiple storey buildings, this might 
involve the use of a goods lift; 

(vi) A waste/recycling storage room/area to accommodate bins that are of sufficient volume to 
contain the quantity of waste generated (at the rate described in Table 2); 

(vii) Standard and consistent signage on how to use the waste management facilities is to be 
clearly displayed; 

(viii) Separate containers for the separation of recyclable materials from general waste. The type 
and volume of containers used to hold waste and recyclable materials must be compatible 
with the collection practices of the nominated waste contractor; and 

(ix) Be capable of accommodating reasonable future changes in use of the development. 
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C3 Plans submitted with a Development Application must show:  
 

(i) The location of the designated waste and recycling storage room(s) or areas, sized to meet 
the waste and recycling needs of all tenants; 

(ii) The location of temporary waste and recycling storage areas within each tenancy; 
(iii) An identified collection point for the collection and emptying of waste, recycling and garden 

waste bins; 
(iv) The path of travel for moving bins from the storage area to the identified collection point (if 

collection is to occur away from the storage area); and 
(v) The on-site path of travel for collection vehicles (if collection is to occur on-site). 

 
C4 The following location and design criteria is required: 

 
(i) Waste/recycling storage rooms must be constructed in accordance with the requirements of 

the Building Code of Australia (BCA); 
(ii) Waste/recycling storage areas must be serviced by hot and cold water provided through a 

centralised mixing valve. The hose cock must be protected from the waste containers and 
must be located in a position that is easily accessible when the area is filled with waste 
containers; 

(iii) Garbage chutes must be designed in accordance with Part 3N.5.3 - Garbage Chutes. 
Garbage chutes are not suitable for recyclable materials and must be clearly labeled to 
discourage improper use. Alternative interim disposal facilities for recyclables should be 
provided at each point of access to the garbage chute system; 
Location & Appearance  

(iv) Waste/recycling storage areas must be integrated into the design of the overall 
development. Materials and finishes that are visible from outside should be similar in style 
and quality to the external materials used in the rest of the development; 

(v) Minimise adverse impacts associated with: 
(a) The proximity of the area to dwellings; 
(b) The visibility of the area; 
(c) Noise generated by any equipment located within the area; 
(d) Noise generated by the movement of bins into and out of the area; 
(e) Noise generated by collection vehicles accessing the site; and 
(f) Odours emanating from the area; 
Size 

(vi) Waste/recycling storage areas must be of adequate size to comfortably accommodate all 
waste and recycling bins associated with the development; 

(vii) Waste/recycling storage areas must be able to accommodate separate general waste bins 
and recycling bins which are of sufficient volume to contain the quantity of waste generated 
(at the rate described in Table 2) between collections; 

(viii) A waste/recycling cupboard for each and every kitchen area in a development, including 
kitchen areas in hotel rooms, motel rooms and staff food preparation areas. Each  
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waste/recycling cupboard must be of sufficient size to hold a minimum of a single day’s 
waste and to hold separate containers for general waste and recyclable materials; 

(ix) Temporary waste and recycling storage areas must be of a sufficient size to store a 
minimum of one day’s worth of waste within each tenancy; 

(x) Depending upon the size and type of the development, it may be necessary to include a 
separate waste/recycling storage room/area for each tenancy; 
Layout & Design  

(xi) The gradient of waste/recycling storage area floors and the gradient of any associated 
access ramps must be sufficiently level so that access for the purpose of emptying 
containers can occur in accordance with WorkCover NSW Occupational Health and Safety 
requirements; 

(xii) Within waste/recycling storage areas, containers used for the storage of recyclable 
materials should be kept separate from (but close to) general waste containers, so that the 
potential for contamination of recyclable materials is minimized; 

(xiii) Servicing arrangements for the emptying of bins must be compatible with the operation of 
any other loading/unloading facilities on-site; 

(xiv) Vermin must be prevented from entering the waste/recycling storage area; 
(xv) Waste/recycling storage areas must have a smooth, durable floor and must be enclosed 

with durable walls/fences that extend to the height of any containers which are kept within; 
(xvi) Doors/gates to waste/recycling storage areas must be durable. With a sign adjacent to the 

door/gate that indicates that the door/gate is to remain closed when not in use. All 
doors/gates are to be openable from both inside and outside the storage area and must be 
wide enough to allow for the easy passage of waste/recycling containers; 

(xvii) Signage that clearly describes the types of materials that can be deposited into recycling 
bins and general garbage bins; 

(xviii) The floor must be graded so that any water is directed to Sydney Water approved 
drainage connection located upon the site; 
Access 

(xix)   The development must allow access by collection vehicles used by the nominated waste 
contractor. Wherever possible, the site must be configured to allow collection vehicles to 
enter and exit the site in a forward direction and so collection vehicles do not impede 
general access to, from and within the site. Access driveways to be used by collection 
vehicles must be of sufficient strength to support such vehicles; 

(xx)   Convenient access from each tenancy to the waste/recycling storage area(s). There must 
be step-free access between the point at which bins are collected/emptied and the 
waste/recycling storage area(s); 

(xxi)   Where possible, waste/recycling containers should be collected from a rear lane access 
point. Consideration should be given to the time of day at which containers are collected so 
as to minimise adverse impacts upon residential amenity, pedestrian movements and 
vehicle movements; and 

(xxii) Should a collection vehicle be required to enter a property, access driveways and internal 
roads must be designed in accordance with Australian Standard 2890.2 Parking Facilities - 
Off-Street Commercial Vehicle Facilities - 2002. 
 

C5 The SWMMP must ensure the following management responsibilities are complied with: 



 
 

P a g e  | 20 

Part 3N - Waste Minimisation and Management                                 Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 
(i) Arrangements must be in place so that the waste/recycling storage area is not accessible to 

the general public; and 
(ii) Arrangements must be in place for the regular maintenance and cleaning of waste/recycling 

storage areas. Waste/recycling containers must only be washed in an area which drains to 
Sydney Water approved drainage connection.  
 

Note: The Better Practice Guide for Waste Management in Multi-Unit Dwellings gives detailed 
information about waste recycling/storage rooms and facilities. The Guide was substantially 
reviewed in 2007 and is available on the Department of Environment and Climate Change NSW 
website (www.environment.nsw.gov.au). Further updates will be published as further information 
from social research and waste stream audits becomes available. 
 

C6 All commercial tenants must keep written evidence on site of a valid contract with a licensed 
waste contractor for the regular collection and disposal of the waste and recyclables that are 
generated on site. 
 

C7 Between collection periods, all waste/recyclable materials generated on site must be kept in 
enclosed bins with securely fitting lids so the contents are not able to leak or overflow. 
 

C8 Bins must be stored in the designated waste/recycling storage room(s) or area(s). 
 

C9 Premises which generate at least 50 litres per day of food waste  or  whose waste contain 20% 
of their or more of food waste must have that waste collected on a daily basis or must store that 
waste in a dedicated and refrigerated waste storage area until collection. 
 

C10 Liquid waste from grease traps must only be removed by licensed contractors approved by 
Sydney Water and NSW EPA. 
 

C11 The waste and recycling management (including composting) and collection system, along with 
allocated responsibilities should be clearly outlined in contracts with cleaners, building managers 
and tenants. 
 

C12 Production, storage and disposal of hazardous wastes must comply with all relevant legislation.  
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3N.3.4 Mixed Use Development   
 

Objectives 
 

O1 To ensure the storage, amenity and management of waste is sufficient to meet the needs of 
mixed use development; and 
 

O2 To ensure waste from within mixed use development can be collected and disposed of in a 
manner that is healthy, efficient and minimise disruption to amenity.  

 
 

Controls 
 

C1 Noise and odour generated from the storage and collection of waste generated from the 
commercial component of development must not impact on residents in the same site. 
 

C2 Residential units must be insulated from noise if adjacent or above the waste and recycling 
storage facility, compaction equipment or collection and vehicle access points. 
 

C3 Separate and self-contained waste management systems for the residential component and the 
non-residential component must be provided. In particular, the development must incorporate 
separate waste/recycling storage rooms/areas for the residential and non-residential 
components. Commercial tenants must be prevented (via signage and other means), from using 
the residential waste/recycling bins and vice versa. 
 

C4 The residential waste management system and the non-residential waste management system 
must be designed so that they can efficiently operate without conflict. Conflict may potentially 
occur between residential and non-residential storage, collection and removal systems, and 
between these systems and the surrounding land uses. For example, collection vehicles 
disrupting peak residential and commercial traffic flows or causing noise issues when residents 
are sleeping.   
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3N.4  Appendicies   
 

3N.5.1  Model Site Waste Minimisation and Management Plan 

3N.5.1.1   Part 1 – Demolition / Construction: Model Site Waste Minimisation and 
Management Plan 
 
Source: Marrickville DCP 2011 
 

GENERAL REQUIRMENTS 

Site Address: ……………………………………………………………………………………………………. 

……………………………………………………………………………………………………………………. 

Proposed Development: …………………………………………………………………………………….. 

……………………………………………………………………………………………………………………. 

Applicant(s) Name: ……………………………………………………………………………………………… 

Applicant Telephone Number: ……………………………………………………………………………….. 

 
The information provided on this Recycling and Waste Management Plan - Part 1 and the 
accompanying plans provides and accurate indication of the manner in which recyclable/waste 
materials are to be managed.  
 
Applicants(s) Signature: ……………………………………………………………………………………… 
 
Date: ……………………………………………………………………………………………………………… 
 

PLANS 

The Recycling and Waste Management Plan Part 1 must be accompanied by plans which show:  
 
 The location of areas that will be used for the sorting of demolition and construction 

recyclables/waste; 
 The location of areas that will be used for the storage of demolition and construction 

recyclables/waste, including the location of any associated waste containers/skip bins; and  
 The point at which vehicles removing demolition and construction recyclables/waste will access the 

site.  
 



 
 

P a g e  | 23 

Part 3N - Waste Minimisation and Management                                 Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

REUSE / RECYCLE / DISPOSAL  
MATERIALS ON SITE DESTINATION  

Re-use and recycling Disposal  
Type of Material  Estimated 

volume 
(m³ or 
tonnes) 

On-Site reuse 
& recycling 
(specify 
proposed on-
site reuse & 
recycling 
methods 

Off-site reuse 
& recycling 
(specify 
contractor 
and/or 
recycling 
outlet) 

Off-site disposal 
(specify contractor & 
landfill site) 

Excavation material 
 
 

    

Green waste (organic) 
 
 

    

Bricks     

Concrete 
 

    

Timber – specify type 
 
 

    

Plasterboard 
 
 

    

Metals – specify type 
 
 

    

Tiles – specify type 
 
 

    

Other (such as light 
fittings, kitchen or 
bathroom fittings) 

    

Note: Documentation (including receipts) regarding the destination and disposal method of 
material/waste leaving the site must be retained by the applicant. Council may wish to audit such 
documentation so as to monitor compliance with the Recycling and Waste Management Plan. 
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3N.5.1.2 Part 2 – Ongoing use of Premises: Model Site Waste Minimisation and 
Management Plan 
 
Source: Marrickville DCP 2011 
 
GENERAL DETAILS  

Site Address: …………………………………………………………………………………………………….. 

……………………………………………………………………………………………………………………… 

Proposed Development: ……………………………………………………………………………………….. 

……………………………………………………………………………………………………………………….. 

Applicant Name : …………………………………………………………………………………………………. 

Applicant Telephone Number: ...………………………………………………………………………………. 

 
The information provided on this Recycling and Waste Management Plan - Part 2 and the 
accompanying plans provides and accurate indication of the manner in which recyclable/waste materials 
is to be managed.  
 
Applicants(s) Signature:…………………………………………………….…………………………………… 
 
Date: ……………………………………………………………………………………………………………….. 
Number of proposed dwellings:  

Number of proposed commercial/industrial 
tenancies:  

 

Total industrial/ commercial floor area …………..  m²          

RESIDENTIAL FLAT BUILDINGS, MULTI UNIT HOUSING & RESIDENTIAL COMPONENT OF MIXED 
USE BUILDINGS 

General Waste 
Number of Council 360, 240 or 140 litre general waste bins to be 
accommodated on site:  

…..…… x   360 
…..…… x   240 
…..…… x   140 

Recyclable Materials 
Number of Council 360, 240 or 140 litre recycling bins to be accommodated 
on site: 

…..…… x   360 
…..…… x   240 
…..…… x   140 
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Green Waste Materials 

Number of Council 240 or 140 litre recycling bins to be accommodated on 
site: 

…..…… x   240 
…..…… x   140 

Alternative Types of Bins  
Where alternative types of bins greater than 360L (ie skip bins) are desired:  
 

Size and number of skip bins: ……. x  …….. L  
……. x  …….. L  
……. x  …….. L  
 

 Skip bins for general waste:  ……. x  …….. L  
……. x  …….. L  

 Skip bins for recycling: ……. x  …….. L  
……. x  …….. L  

 Skip bins for green waste: ……. x  …….. L  
……. x  …….. L  

NON – RESIDENTIAL DEVELOPMENT ONLY  

General Waste 

Type of General Waste (specify 
types) 

Volume 
(m³ or L) 
per 
week 

On-site 
storage/treatment 
arrangements 

Method of Disposal 

 
 
 
 
 
 

   

Recyclable Materials 

Type of General Waste (specify 
types) 

Volume 
(m³ or L) 
per 
week 

On-site 
storage/treatment 
arrangements 

Method of Disposal 
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WASTE MANAGEMENT PRACTICES IN ALL DEVELOPMENT TYPES 

If applicable, describe arrangements and responsibilities for moving bins from their usual storage 
area to the place at which they are to be emptied:  
 
 
 
 
 
Describe arrangement and responsibilities for cleaning bins, waste storage room/areas, and other 
waste management facilities:  
 
 
 
 
 
 
Describe arrangements and responsibilities for maintain waste storage rooms/areas (including 
signage) and other waste management facilities:  
 
 
 
 
 
 
Describe arrangement for educating staff)in non-residential development) and contractors of on-
site waste management practices:  
 
 
 
 
 
 
Describe other waste management practices relating to the ongoing use of the premises:  
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3N.5.2 Garbage Truck Dimension for Residential Waste Collection. 
 
This Part includes information regarding the dimensions of garbage trucks that are typically used for the 
collection of residential waste. Developments that require Council garbage trucks to enter the site for the 
collection of residential waste must be designed to accommodate on-site truck movement. 
 
Requirements regarding vehicle turning circles and driveway width/gradient are contained in Australian 
Standard 2890.2 2002/Planning Facilities — off street commercial vehicles. 
 

Typical Council Garbage Truck used for Domestic Waste Collection 

Length overall  9.48 metres 

Operational height 4.5 metres 

Travel height 4.5 metres  

Weight (vehicle and load) 22.5 tonnes 
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3N.5.3 Garbage Chutes 
 
Garbage Chute Design 
 
Garage chutes must be designed in accordance with the following: 
 

(i) The Building Code of Australia (BCA); 
(ii) Located and insulated in a manner that reduces noise impacts; 
(iii) Chutes, service openings and charging devices must be constructed of material (such as metal) 

that is smooth, durable, impervious, non-corrosive and fire resistant; 
(iv) Chutes, service openings and charging devices must be capable of being easily cleaned; 
(v) Chutes must be cylindrical and should have a diameter of at least 500mm; 
(vi) There must not be any bends (or sections of reduced diameter) in the main shaft of the chute; 
(vii) Internal overlaps in the chute must follow the direction of waste flow; 
(viii) Chutes must deposit rubbish directly into a bin or compactor located within a waste/recycling 

storage room; 
(ix) A cut-off device must be located at or near the base of the chute so that the bottom of the chute 

can be closed when the bin or compacting device at the bottom of the chute is withdrawn or 
being replaced; 

(x) The upper end of a chute should extend above the roofline of the building; and  
(xi) The upper end of a chute should be weather protected in a manner that doesn’t impede the 

upward movement of air out of the chute. 
 

Garbage chute service room must be designed in accordance with the following:  
 

(i) The service opening (for depositing rubbish into the main chute) on each floor of the building 
must be located in a dedicated service room; 

(ii) The charging device for each service opening must be self-closing and must not project into the 
main chute. 

(iii) Branches connecting service openings to the main chute are to be no more than 1metre long; 
(iv)  Each service room must include containers for the storage of recyclable materials. Signage 

regarding the materials that can be recycled should be displayed near these containers; 
(v) Each service room must be located for convenient access by users and must be well ventilated 

and well lit; 
(vi) The floors, walls and ceilings of service rooms must be finished with smooth, durable materials 

that are capable of being easily cleaned; and 
(vii) Service rooms must include signage that clearly describes the types of materials that can be 

deposited into the garbage chute and the types of materials which should be deposited into 
recycling bins. 
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Management of Garbage Chutes 
 
Garbage chutes are to be managed in accordance with the following:  
 

(i) Garbage chutes are not to be used for the disposal of recyclable materials. Signage to this 
effect should be displayed near service openings; 

(ii) Arrangements must be in place for the regular maintenance and cleaning of garbage chutes 
and any associated service rooms, service openings and charging devices; and  

(iii) Arrangements must be in place for the regular transferral of recyclable materials (which are 
stored in service rooms) to the main waste/recycling storage. 
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4 Residential Development   
 

4A Dwelling Houses 
4B Multi Dwelling Housing 
4C Residential Flat Buildings 
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4A.1 Introduction  

4A.1.1 Land to which this Part applies 
This Part applies to low-density residential development and ancillary development. 
Development Applications must be consistent with the controls in this Part, and the other Parts of this DCP.  

4A.1.2 General Objectives 
 

Objectives 
 

O1 To create a high standard of residential amenity; 
O2 To ensure that new development is based on good urban design principles; 
O3 To ensure that development is compatible with the existing or identified future character of the 

locality; 
O4 To promote innovation in housing design, including energy efficiency, waste minimisation and 

sustainable design; 
O5 To ensure that the impact of housing on the amenity of surrounding properties and the streetscape 

is a prime consideration in the preparation and assessment of Development Applications; and 
O6 To encourage residential development which is: 

(i) Sensitive to the environment;  
(ii) Responsive to the character and context of the locality; 
(iii) Socially responsive;  
(iv) Promotes a safe living environment; and  
(v) Makes better use of existing infrastructure. 
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4A.2 Site Design  

4A.2.1 Design Excellence 
Objectives 

 
O1 To provide detailed design objectives and controls that encourage innovative design that 

positively responds to the character and context of the locality;  
O2 To create a highly liveable urban place, through promotion of design excellence in all elements of 

the built environment and public domain; and 
O3 To ensure new development contributes positively to the streetscape. 

 

Controls 
C1 To achieve excellence in urban design, development should: 

(i) Take into consideration the characteristics of the site and adjoining development by 
undertaking a thorough site analysis; 

(ii) Utilise innovative design which positively responds to the character and context of its 
locality; 

(iii) Provide a design which utilises Environmentally Sustainable Design strategies; 
(iv) Enhance the streetscape character of the locality; 
(v) Ensure development is consistent in height and scale with surrounding development; 
(vi) Maintain established setbacks; 
(vii) Design buildings to minimise impacts on neighbours by maintaining appropriate levels of 

solar access and privacy; 
(viii) Ensure any development utilises materials and finishes which complement the locality and 

provides visual impact; 
(ix) Incorporate architectural relief and modulation of façades to avoid a bulky appearance;  
(x) Incorporate entries, verandas and balconies to add visual interest to building forms and 

break up the bulkiness of a dwelling when viewed from the street.  
(xi) Design for acoustic and visual privacy;  
(xii) Ensure dwellings and open space areas achieve good solar access, and are energy 

efficient; 
(xiii) Ensure building entries address the street and are clearly visible from the street or 

footpaths; 
(xiv) Provide good quality landscaping; 
(xv) Consider the relationship of private open space to the layout of the dwelling; 
(xvi) Use design techniques which promote safety and discourage crime; and 
(xvii) Ensure garages and carports are not the dominant feature of the building façade. They 

must be subservient in scale to the dwelling and compatible with the overall design of the 
dwelling. 
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C2 A Development Application for a new dwelling house or major alteration to a dwelling must 
include a written statement to demonstrate how design excellence will be achieved in the 
proposed development and meet the requirements identified in C1 (above). 

 



 
 

P a g e  | 8 

Part 4A - Dwelling Houses                                                                    Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

4A.2.2 Site Analysis 
 

Objectives 
 

O1 To ensure that development: 
a. Is sensitive to its environment; 
b. Positively contributes to the context; 
c. Minimises adverse impacts on adjoining properties. 

O2 To facilitate an acceptable siting and scale of development with an acceptable relationship with 
neighbouring dwellings and the wider street context. 

 
 

Controls 
 

C1 A Site Analysis Plan shall be submitted with all Development Applications to Council. For 
information regarding what should be identified on a Site Analysis Plan, refer to Council’s 
Development Application Guide which is available at the Customer Services Centre or online 
via Council’s website. 

C2 An effective site analysis will: 
a. Identify key opportunities and affectations of the site; 
b. Demonstrate reasoning behind key design decisions; 
c. Influence design decisions to minimise negative impacts on amenity; and  
d. Demonstrate and uncover neighbourhood characteristics which the design will respond to.  
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Figure 1 - Example of a Site Analysis Plan 
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4A.2.3 Local Character  
 
 
The City of Botany Bay’s residential areas contain a range of housing styles including Detached Dwelling 
Houses; Terrace Housing; Semi detached Houses; Row Houses; and Workers Cottages. 
Part 8 - Character Precincts identifies the existing character of each planning precinct within the City and 
defines the Desired Future Character to maintain and enhance the unique qualities of each area. 
 
Objectives 

 
O1 To ensure that building design responds to the existing characteristics and constraints of a site; 

and 
O2 To ensure that Council’s Desired Future Character of its Precinct is achieved. 

 
 

Controls 
 

C1 Development must be designed to respond to the opportunities and constraints identified in the 
Site Analysis. 

C2 Development must comply with the relevant Desired Future Character Statements in Part 8 -  
Character Precincts. 
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4A.2.4 Streetscape Presentation 
The presentation of buildings and the styles in a street determine the character of the streetscape. 
 
Many streets within the City have groups of houses with consistent form, scale and materials. It is an historic 
area containing a range of buildings with heritage features from various historic periods. A majority of the 
City’s heritage comes from the Victorian, Federation and Inter-war and Post War periods. However it is not 
exclusively historical significance that contributes to the streetscape, but also the height, scale, setback and 
style of a group of buildings. 
 
Good streetscapes demonstrate the following attributes: 
 Houses which address the street and are consistent in form, scale and setbacks; 
 Houses which are compatible with the character of houses in the street; 
 Landscaping that is of an appropriate scale; and 
 Well-designed front fences. 

 

Objectives 
O1 To encourage development that complements and enhances the streetscape: and 
O2 To achieve design excellence with all new development. 

 
 
Controls 
 

General  
 

C1 New dwellings must be designed to reflect the relevant Desired Future Character Statement in 
Part 8 - Character Precincts and are to reinforce the architectural features and identity which 
contributes to its character. Applicants must address the design principles outlined in the 
statement. 

C2 Development must be designed to reinforce and maintain the existing character of the 
streetscape. 

C3 Development must reflect dominant roof lines and patterns of the existing streetscape (refer to 
Figure 3). 
Note: Contemporary architectural design solutions are encouraged, however designs will need to 
demonstrate that they will not lead to a replacement or diminution of a street’s existing character.  
Council encourages diversity in housing designs provided that development outcomes 
complement the existing character of the suburb. 

C4 Buildings must appropriately address the street. Buildings that are intrusive or inconsistent with 
the established development pattern will not be permitted. 

C5 Developments on sites with two or more frontages should address both frontages 
C6 The entrance to a dwelling must be readily apparent from the street. 
C7 Dwelling houses are to have windows to the street from a habitable room to encourage passive 

surveillance. 
C8 Skylights are to be flush with the roof surface and located to the rear of a building. 
C9 A street number for the property is to be clearly identifiable from the street. 
C10 Development must retain characteristic design features prevalent in houses in the street including: 

verandas, front gables, window awnings, bay windows, face brickwork or stone details. 
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C11 New windows must be in keeping with the scale and proportion of the original windows. Windows 
on a first floor extension are to be aligned with those on the ground floor.  
Note: Larger expanses of glass are allowed to the rear of buildings where there is less impact on 
the streetscape, provided the privacy of adjoining dwellings is maintained. 

C12 Painting, rendering and bagging of existing face brickwork must be consistent with the existing 
character of the street. 

C13 New extensions must be consistent with existing materials.  
C14 Dormer roofs must be consistent with the style of the existing dwelling. 

 
 

Figure 3 - Streetscape Continuity 
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Figure 4 - Ensure that New Development is Oriented Towards the Street. 
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Two Storey Dwellings 
 

C15 A two storey dwelling house is not considered appropriate where the majority of surrounding 
dwelling houses in a street are single storey.  

C16 Where it is proposed to build a two storey dwelling or carry out a first floor addition to an existing 
house in a predominantly single storey streetscape, then it is essential that the new additions 
maintain the perceived scale and character of the house and the immediate streetscape as 
predominantly single storey. This can be achieved by considering one or more of the following 
design measures: 

 
(i) Disguising any proposed first floor addition within the roof form; 
(ii) Ensuring that any upper floor levels are setback from the principal street frontage of the 

building, in order to maintain a substantial portion of the existing roof unaltered over the front 
of the building; and 

(iii) Ensuring that first floor addition is located behind the main gable or hipped feature of the roof 
to the street frontage. 
 

 
Semi- Detached Dwellings 
 
A critical issue concerning the development of semi-detached dwellings is that whilst the two dwellings were 
originally constructed as one building, the alterations and additions to each dwelling must be achievable 
independently of the other adjoining dwelling. Consequently issues can arise concerning the compatibility of 
building forms.  In many instances a first floor addition must be resolved in the context of the adjacent 
undeveloped single storey dwelling.   
 

C17 Any alteration to an individual semi-detached dwelling must recognise it as being one of a pair.  
C18 Extensions must integrate with the existing building. Extensions must address the likelihood that 

the adjoining semi may be developed in the future. 
C19 Uncharacteristic roof forms and details (such as Mansard roofs) will not be allowed if they have an 

impact on the streetscape 
C20 As identified in Figure 5, the two dwellings that constitute the semi form must be as consistent as 

possible in scale and material.   
Note: There are a variety of different architectural designs that can be adopted for first floor 
additions to semi-detached dwellings, some more traditional and others of a contemporary nature. 
It is not necessary for the buildings to be identical; however colours and materials should be 
complementary in the street-front presentation. 

C21 Roof design must prevent the flow of stormwater onto the adjoining semi. 
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Figure 5 - Examples of First Floor Additions to Semi-Detached Dwellings. 

 
 

 
 
Terrace Houses - Existing 
 

C22 Where alterations and additions are proposed to a traditional terrace house, no change to the 
height or form of the roof to the street frontage is permitted. 
 
Note:  Alterations and extensions behind the roof form will be allowed subject to an assessment of 
the effect on the adjoining terrace. 

 
 
Terrace Houses - Special Areas 

 
There are three areas (identified as H1, H2 and H3) within which a height limit of either 9 or 10 metres is 
permitted (refer to Part 4A.2.4 - Height). These areas are unique and allow for a different form of 
housing than is characteristic to other parts of the City.  
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Special Area H1 - Three Storey Terrace Style Dwellings 

 
Special Area H1 is located on the fringe of a business area and has good access to public transport and 
other services and facilities. The location provides the opportunity for urban consolidation, through the 
provision of new dwellings with increased height and density in the form of terrace style development. 

 
Development within Special Area H1 must comply with the following controls in addition to the other 
controls outlined in this part: 
 
C23 New dwellings within Special Height Area H1 are to take the form of a terrace house as identified in 

Figure 6. 
C24 Terrace house development in Special Area H1 can have a maximum height of 9 metres (three 

stories). The third level must be setback from the street frontage to minimise impacts on the 
streetscape. 

C25 A minimum allotment frontage of 5 metres is permitted in Special Area H1 (refer to Part 3E – 
Subdivision and Amalgamation). 

C26 New dwellings must comply with the minimum parking requirements in Part 3A - Car Parking.  
C27 Setbacks for new dwellings in Special Area H1 are to be determined following a detailed site 

analysis. The applicant must demonstrate that the amenity of neighbouring residential properties is 
minimised in terms of sunlight and natural daylight access, privacy and visual amenity.  

 
 

 
  

Figure 6 - Three storey Terrace style dwellings are permitted in Special Area H1 
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Figure 7 - Special Area H1 
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Special Area H2 – Two storeys Plus Attic Terrace Style Dwellings 
 
Special Area H2 is located within Eastlakes and is characterised by narrow residential streets, lack of on-
site parking and a mixture of reasonably high density developments ranging from semi-detached 
dwellings, newer terrace style housing on narrow allotments, single storey dwellings and some 3 storey 
walk up residential flat buildings which were developed under Schedule 7 of the Local Government Act. 
This area provides the opportunity for increased height and density in the form of terrace style housing. 
Development within Special Area H2 must comply with the following controls in addition to the other 
controls outlined in this part: 
 

C28 New dwellings within Special Height Area H2 can take the form of a terrace house as identified in 
Figure 8. 

C29 Terrace house development in Special Area H2 can have a maximum height of 9 metres (two 
stories, plus a third attic level) to minimise impacts on the streetscape (also refer to Part 4A.3.3 -
Roofs and Attics/Dormers). 

C30 A minimum allotment frontage of 5 metres is permitted in Special Area H2 (refer to Part 3E - 
Subdivision and Amalgamation). 

C31 New development must comply with the minimum parking requirements in Part 3A - Car Parking. 
Setbacks for new dwellings in Special Area H2 are to be determined following a detailed site 
analysis at Development Application stage and must satisfy Council that the amenity of 
neighbouring residential properties are protected in terms of sunlight and natural daylight access, 
privacy and visual amenity. Applicants must therefore demonstrate with the development 
application that impacts on the surrounding residential area are minimised.  
 

 
 

Photo 1 - Example of Recent Terrace Style Dwellings in Special Area H2 
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Figure 8 - Two Storeys Plus Attic Development is Permitted in Special Area H2 
 

 
 

 
 

Figure 9 - Special Area H2 
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Special Area H3 – Three storey Dwelling Houses 
 
Special Area H3 applies to parts of Pagewood where sites are reasonably large and the topography is 
generally characterised by sloping sites.  
Development within Special Area H3 must comply with the following controls in addition to the other 
controls outlined in this part: 
C32 New dwellings in Special Area H3 can have a maximum height of 10 metres (or three stories) as 

identified in Figure 10).  
C33 The bottom storey of the dwelling must only consist of garages or non-habitable rooms such as 

bathrooms, laundries, storage areas or the like (as defined by the BCA). 
C34 Development must comply with the parking requirements in Part 3A - Car Parking. 

 

 

Figure 10 - Three Storey Dwellings are Permitted in Special Area H31 

 
 
 
 
 
 
 
 
 
 
 
 
 

1 At any part of the perimeter of the building, the height is not to exceed 2 storeys unless one of the storeys being the 
basement or lowest level contains a non-habitable space not exceeding 40m² in area. 
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Figure 11 - Special Area H3 
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4A.2.5 Height 
 
 

 Objectives 
 
O1 To maintain streetscapes by maintaining the characteristic height in each suburb or 

neighbourhood; 
O2 To limit the height and scale of buildings so that they do not dominate the streetscape; 
O3 To ensure that new dwelling houses or alterations to existing dwelling houses complement the 

scale of adjoining development; and 
O4 To limit visual impact, loss of privacy, loss of views or overshadowing on neighbouring properties. 

 
 
Controls 

 
C1 The maximum height of buildings must be in accordance with the Height of Buildings Map and 

Clause 4.3 of the Botany Bay Local Environmental Plan 2013. 
 

C2 Where a building built to the permissible height would have unacceptable adverse impacts in 
regards to: 
(i) The overshadowing of a dwelling, private open space or public open space; 
(ii) An inappropriate transition in built form and land use intensity; 
(iii) The design excellence of a building; 
(iv) View loss; or 
(v) The Obstacle Limitation Surface; 

Council may not permit the permissible height to be achieved. 

Note: Refer to Sydney Airport Operations Areas subject to Building Height Control Map to 
determine whether an OLS height restriction applies to a site.  

 
C3 New buildings are to consider and respond to the predominant and characteristic height and 

storeys of buildings within the neighbourhood; and consider the topography and shape of the site. 
 

Note: Characteristic building height is defined as the average building height of the two adjoining 
buildings. 

 
 
 
 
 



 
 

P a g e  | 23 

Part 4A - Dwelling Houses                                                                    Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 
 

Height on Steep Sloping Sites 
 

C4 On sloping allotments where the levels and heights of the proposed dwellings are difficult to 
determine, the applicant shall provide: 
(i) A report by a registered surveyor to verify existing levels and heights; and  
(ii) Where the above applies, a level check survey is to be submitted before the building 

proceeds above ground floor level.  Levels are to be indicated on the building plans showing 
existing and proposed ground levels, proposed finished floor levels, and the building height of 
the dwelling. 
 

 
Single Storey Streetscape 

 
C5 Where single storey dwellings are the predominant form of housing in the street, the height and 

scale of the streetscape should be maintained, by undertaking second storey extensions at the 
rear of the property or undertaking ground floor extensions only. This can be best achieved by: 
(i) Undertaking ground floor additions only at the rear of the property;  
(ii) Two storey alterations and additions being undertaken at the rear of the property behind the 

existing building line or behind the primary roof ridge; 
(iii) An attic addition contained wholly within the existing roof form; 
(iv) Disguising any proposed first floor addition within the roof form; 
(v) First floor portions presenting as essentially “attic style” in form (note - any attic additions 

should comply with Part 4A.3.3 - Roofs and Attics/Dormers); 
(vi) Ensuring that any upper floor levels are setback from the principal street frontage of the 

building, in order to maintain a substantial portion of the existing roof unaltered over the front 
of the building; and 

(vii) Ensuring that first floor additions are located behind the main gable or hipped feature of the 
street frontage. 

C6 For single storey heritage items, all additions should be behind the primary roof ridgeline, as 
detailed in Part 3B - Heritage. 
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4A.2.6 Floor Space Ratio  
 

Objectives 
 

O1 To control the bulk and scale of development so that dwellings do not detract from the amenity of 
adjoining dwellings or the streetscape; 

O2 To prevent the overdevelopment of land and ensure that adequate private open space is 
provided for each dwelling; and 

O3 To ensure that development delivers appropriate site coverage to allow adequate provision for 
infiltration of stormwater, deep soil tree planting, landscaping, driveway areas, solar access and 
areas for outdoor recreation including decks & patios. 

 
 

Figure 12 - Measuring FSR 

 
 

Controls 
 
Floor Space Ratio 
 

C1 The maximum FSR of development must comply with the Floor Space Ratio Map and Clause 4.4 
and 4.4A of the Botany Bay Local Environmental Plan 2013 (refer to Figure 12).  
Note: For the purpose of calculating FSR refer to the definitions in Clause 4.5 in Botany Bay LEP 
2013. 
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Achieving FSR  
 

C2 Not all development may be able to achieve the maximum permissible FSR, due to particular site 
characteristics, such as: 
(i) The size, shape and topography of the land; 
(ii) The surrounding context and scale of adjacent development; 
(iii) The need to reduce adverse impacts on neighbouring sites; and 
(iv) Not being able to satisfy Council’s traffic, parking and vehicular access requirements. 

C3 In determining an appropriate FSR, applicants must demonstrate to Council that the bulk and scale 
of development is acceptable and will not result in adverse impacts within the development or on 
adjoining dwellings or the streetscape in terms of: 
(i) Loss of Privacy; 
(ii) Overshadowing/loss of natural light; 
(iii) Loss of views; 
(iv) Visual Amenity (Bulk and Scale); and  
(v) Increased traffic generation. 
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4A.2.7 Site Coverage 
 

Objectives 
 

O1 To ensure site coverage creates a development that provides a balance between built form, 
landscaped area and private open space; and 

O2 To control site density. 
 

 

Controls 
 

C1 Refer to Part 3L.1.4 – Definitions for definitions of site coverage, deep soil zones, and soft and 
hard landscape areas. 

C2 For sites over 200m2
 the maximum site coverage is: 

 
200 – <250m2 65% of the lot 
250 – <300m2 60% of the lot 
>300m2  50% of the lot 

  
C3 For sites less than 200m²  the maximum site coverage will be assessed on merit, which will 

include consideration of the following: 
(i) Bulk of the proposed/existing dwelling; 
(ii) Impacts on adjoining land and buildings; 
(iii) Setbacks; 
(iv) Overshadowing and privacy; 
(v) Streetscape considerations (visual bulk and scale);  
(vi) Parking and landscape requirements; 
(vii) Existing views & sightlines; 
(viii) Impact to significant trees on site; 
(ix) The provision of a private recreation area on site; and  
(x) Site topography and allotment size. 

 
Figure 13 - Calculating Site Coverage, Soft Landscaped Area and Hard Landscaped Area 
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   Note:  Refer to Part 3L.1.4 – Definitions. 
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4A.2.8 Building Setbacks 
 

 Objectives 
 

O1 To ensure front setbacks complement existing setbacks in the street; 
O2 To ensure front setbacks contribute to the public domain by enhancing streetscape character and 

the continuity of street façades; 
O3 To provide adequate space for landscaped areas and entries to dwellings and retain existing 

trees; 
O4 To ensure that the relationship between side and rear setbacks and building heights maintain the 

amenity of neighbouring residential sites; and 
O5 To promote the use of landscaping along side and rear setbacks to provide spatial relief between 

buildings and to contribute to the amenity of the adjoining properties. 

 

Controls 
 

C1  Dwelling houses must comply with the following minimum setbacks as set out in Table 1. 
 

Note: New buildings or alterations to existing buildings are to reinforce the streetscape character 
by ensuring the front setback or building line is consistent with that of adjoining development 
(refer to Figure 14).   
 
Note: Refer to the Court Principles (in Galea v Marrickville Council [2005] NSWLEC 113) relating 
to building on the boundary in residential areas.  
 
The Planning Principle is updated by Court decisions and is available to view on the Land and 
Environment Court’s website 
(http://www.lec.lawlink.nsw.gov.au/lec/principles/planning_principles.html)  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.lec.lawlink.nsw.gov.au/lec/principles/planning_principles.html
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Table 1 - Setbacks for Dwelling Houses 

 
 

 
Lot Width 

 
Minimum Front 
Setbacks 

 
Minimum Side 

Setbacks 

 
Minimum 

Rear 
Setbacks 

 
Zero Lot Lines 
(with Council 
Discretion) 
 

 
Eaves 

Less than 
12.5m 

Comply with the 
prevailing street 
setback 
or 
6 metres (Min)  

Assessed on merit 
based – depending on 
visual impact to street, 
pattern of adjoining 
development, sunlight 
and natural daylight 
access, privacy, visual 
amenity of adjoining 
residential properties  
and streetscape 

4 metres On merit based on 
building type and 
open space 
provisions 

450mm 
minimum 
from 
boundary 

12.5m and 
above  

Comply with the 
prevailing street 
setback 
or 
6 metres (Min) 

Up to 2 floors 900mm 
 
(Council may require 
an increased setback 
due to streetscape and 
bulk considerations) 

6 metres 6 metres 
maximum length 
for a zero lot line 
 
 

450mm 
minimum 
from 
boundary 
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Figure 14 - Front Setback 
 

 
 

 
 
Corner Allotments: 
 

C2 New developments on corner lots are to provide a minimum secondary street setback of 3 
metres. 

C3 Ground floor alterations and additions presenting to a secondary street frontage may present a 
continuous building setback of 1 metre for a maximum length of 6 metres. The remaining building 
must present a 3 metres setback to the secondary street frontage (refer to Figure 15).  
Note: Where a property has a secondary frontage to a laneway, garages and out buildings are to 
be setback 1 metre. 

C4 Regardless of the existing secondary street setback, second storey additions must be setback 3 
metres from the secondary street frontage.  
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Figure 15 - Setbacks on Corner Lots 

 
 

 
 

Side and Rear Setbacks 
 
C5 To avoid the appearance of bulky or long walls side and rear setbacks should be stepped or walls 

articulated by projecting or recessing window elements, or a variation in materials. 
 
Note: Council may require additional setbacks from the side or rear boundaries to maintain 
privacy and solar access. 
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Variations to Setbacks:  

 
C6 Where an existing single storey dwelling has a side boundary setback of less than 900mm, 

consideration may be given to a portion of the addition retaining the existing side boundary 
setback, but only where it would be impracticable to provide a 900mm setback.  Additions less 
than 900mm from the side boundary must have no openings and must otherwise satisfy the 
requirements of the BCA. 

C7 Encroachments in the front and side setbacks are only permitted to a depth of 500mm and are 
limited to eaves, edge of verandas and sunshades.  Pathways, fences and driveways are 
permitted in setbacks.  

C8 Where an existing ground floor secondary street setback is less than 3 metres, a second storey 
balcony may encroach into the 3 metre secondary street setback, provided a setback of 900mm is 
ultimately maintained free from any encroachments.   

C9 In certain circumstances where terrace house dwelling forms are proposed, Council may grant 
consent to a development with a 0 metre setback to a side boundary. However, Council must not 
grant consent, unless the applicant has satisfactorily addressed the questions identified in the 
Land and Environment Court Planning Principle “Building to the side boundary in residential 
areas” established in Galea v Marrickville Council [2003] NSWLEC 113 (or as updated) and 
consideration has been given to that statement. The Planning Principle is available to view on the 
Land and Environment Court’s website (www.lawlink.nsw.gov.au/lec). 

C10 Awnings and verandas  
(i) along classified roads should be set back a minimum of 1.5 metres from the kerb; 
(ii) along local roads that intersect with classified roads should be set back a minimum of 1.5 

metres from the kerb for a distance of up to 100 metres from the intersection with the 
classified road; and  

(iii) at any signalised intersections (on local roads or classified roads), should be set back a 
minimum of 1.5 metres from the kerb for a distance of up to 100 metres from the 
signalised intersection. 

 
 

http://www.lawlink.nsw.gov.au/lec
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4A.2.9 Landscaped Area  
 
Objectives 
 

O1 To ensure residential developments have a high standard of amenity and provide functional 
private open space; 

O2 To minimise hardstand areas and to maximise on-site water absorption in order to reduce the 
impact of stormwater on the public drainage system and maintain ground water table levels; and 

O3 To screen and soften the impact of buildings. 

  

Controls 
 
General   

C1 Landscaped areas are to be designed accordance with Part 3L - Landscaping. 
C2 Development shall comply with the following minimum landscaped area requirements outlined in 

Table 2. 
C3 Landscaped Area is to be fully permeable deep soil zones which are areas of natural ground or 

soil, not planter boxes (refer to definition in Part 3L – Landscaping). 
C4 Any building, ancillary structure such as swimming pools, garages, sheds and cabanas, 

secondary dwellings, retaining/masonry walls and driveways must be sited to retain and protect 
existing trees, including street trees and trees on adjoining properties (refer to Part 3F - Tree 
Management). 

C5 A Landscape Plan identifying the proposed areas of open space and landscaped areas on a site 
shall be submitted with all Development Applications, in accordance with Part 3L - 
Landscaping.Landscaped areas must minimise the dominance of buildings, structures and 
paving when viewed from the street, public places and surrounding properties.  Trees are to be 
selected so that the height and width of the tree is in scale with the size of the building (Figure 
16). A list of suitable trees and plants for residential sites can be found in the Council’s Part 10 - 
Landscape Technical Guidelines for Development Sites. Landscaping must contain trees.  

C6 Council may require monetary contribution toward planting of a street tree (where none currently 
exist) if there is a substantial re-development of the site. 

C7 Where a building, driveway or pool is sited at the location of an existing tree, Council may require 
plans to be modified. 
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Table 2 - Minimum Landscaped Area  

 
Site Area Minimum Landscaped Area 

<250 m² 15% 

250-350 m² 20% 

350-400 m² 30% 

400-450 m² 35% 

>450  m² 40% 
 
 
 
Landscaping within Setbacks 

C8 The front setback is to be fully landscaped with trees and shrubs and is not to contain paved 
areas other than driveways and entry paths. Paving is restricted to a maximum of 50% of the front 
setback area. 

C9 The front setback area must contain at least one tree for frontages up to 11.5 metres in width and 
2 trees for frontages greater than this and properties located on corner blocks.   

C10 All trees are to be at least 45 litre pot size, except where stipulated otherwise by Council. 
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Figure 16 - Illustrates How to Relate Landscaping to the Scale of the Building 
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4A.3 Building Design  

4A.3.1 Materials and Finishes 
 
Objectives 

O1 To ensure that the choice of external materials, colour schemes and building details on new 
development reinforces existing development in the locality and enhances the streetscape; and 

O2 To encourage the use of energy efficient building materials. 

 

Controls 
 

C1 A Schedule of Finishes and a detailed Colour Scheme for the building facade must accompany all 
Development Applications involving building works (refer to Council’s Development Application 
Guide for further detail).  

C2 The Schedule of Finishes shall consist of samples of materials and corresponding manufacturer’s 
details and product codes.  Applicants are to use illustrated elevations to document the location 
and composition of materials. 

C3 Materials, colours, architectural details and finishes must be sympathetic to the surrounding 
locality. 

C4 The use of materials with different textures such as brickwork, glass, timber weatherboards and 
iron awnings are to be used to break up uniform buildings.  
Note: Completely rendered buildings may dominate the street and be out of character with 
existing development.   

C5 All materials and finishes must have low reflectivity.  
C6 The use of dark tinted or reflective glass is not suitable where visible from the street. 
C7 Terracotta roof tiles must be used where this is the predominant roofing material. 
C8 New materials are to complement the existing building to ensure that the additions/alterations are 

integrated with the overall appearance of the building and streetscape.  
C9 The use of intrusive materials and practices for new development and alterations/additions is not 

permitted. This includes extensive areas of glass sheeting and glass blocks; the painting, 
rendering or bagging of any original unpainted masonry or sandstone surfaces; and cladding that 
requires maintenance. 

C10 The exterior walls of new dwellings must incorporate different materials, colours and textures to 
add interest and articulate the facade. 

 
 
Colour Schemes 
 

C11 New development must incorporate colour schemes that are consistent with the predominant 
colour schemes in the street. No expansive use of white, light or primary colours which dominate 
the streetscape are permitted. 
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Figure 17 - Use of Different Materials, Textures and Colours to  

Add Interest and to Break Up the Building 
 

 
 

 
 

 
Material Efficiency for Development with Cost of Works Under $50,000. 
 

C12 For habitable development with a cost of work less than $50 000, the building envelope is to be 
designed to maximise the thermal performance, thermal comfort and energy efficiencies of 
alterations and additions. The following criteria are to be met:  

 
(i) Ceilings are to have a minimum of R2.5-3 insulation;  
(ii) Walls are to have a minimum of R1.5 insulation;  
(iii) Roof insulation is required e.g. reflective foil if sarking under roof or foil backed anti 

condensation blanket for a metal roof; and  
(iv) Provision of appropriate shading of living areas and bedrooms and north, east and west 

facing glazing (e.g. eaves, louvers, window tinting, shade cloth). 
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4A.3.2 Roofs and Attics/Dormers 
 

Objectives 
 
O1 To ensure the provision of a characteristic roof though the use of similar pitch and materials; and 
O2 To permit attic rooms within the roof form of a dwelling. 

 
Controls  

 
Roof Form 

C1 Where roof forms in a street are predominantly pitched, then any proposed roof should provide a 
similar roof form and pitch. Roof pitches are to be between 22.5 degrees and 40 degrees. 

C2 Flat or skillion roof forms may be located to the rear of a development site provided it is not a 
corner location and does not detract from the streetscape. 

C3 A variety of roof forms will be considered, provided that they relate appropriately to the 
architectural style of the proposed house and respect the scale and character of adjoining 
dwellings. 

C4 Pitched roofs must have a minimum eave overhang of 450mm (excluding gutters). 
 
Attics and Dormers 

 
C5 Attics must be contained wholly within the roof form to the front elevation, excluding minor 

elements such as dormer windows. 
C6 Dormer windows (refer to Figure 18) are not permitted on the front façade of Heritage Items or on 

a dwelling in a Heritage Conservation Area (refer to Part 3B - Heritage). 
C7 Attics must not detract from the streetscape and  must not: 

(i) Increase the bulk of the building or adversely impact on the streetscape; 
(ii) Cause undue overshadowing of adjacent properties and open spaces; 
(iii) Cause loss of significant views from adjacent properties; or 
(iv) Be excessive in scale and bulk relative to the rest of the building. 

C8 The form and placement of any attic windows must respect the privacy of neighbouring 
properties.  

C9 Dormer windows must: 
(i) Be positioned a minimum of 300mm below the main roof ridge height; 
(ii) Not occupy any more than 40% of the face of any gable end or gable wall and not occupy 

more than 25% of the face of any roof or slope for a dormer or gable window; and 
(iii) Not extend beyond the external wall of the dwelling. 

C10 An allotment width of 6 metres or less is only permitted one single dormer. 
C11 Allotment greater than 6 metres in width are permitted a maximum of two dormers, however the 

width of any single dormer must not be more than one fifth of the roof width (measured from eave 
to eave) and the total width of both dormers should not exceed one third of the roof width. 
 
Note:  Attic rooms must comply with the BCA in relation to minimum ceiling heights. 
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Figure 18 - Typical Dormer Window Detail 
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4A.3.3 Fences 
 
Objectives 

 
O1 To ensure that fences are of an appropriate scale, design and of suitable materials; 
O2 To reduce the impact of front fencing on the streetscape and encourage fencing consistent with 

the existing streetscape pattern, in sympathy with the general topography and the architectural 
style of the existing dwelling or new development; and 

O3 To ensure that fences assist with passive surveillance by requiring that fences allow visibility 
between the dwelling and the street. 

 
 
Controls 

 
Front Fences 

C1 Front fences are to compliment the period or architectural style of the existing dwelling house. 
Examples of different period fence styles are provided in Photo 2 and Photo 3. 

C2 Where a fence is to be erected on or adjacent to the common allotment boundary, the written 
consent of the adjacent property owner/s is required. 

C3 Fencing must not create a traffic hazard or impinge on vehicular sightlines (refer to AS2890.1.). 
C4 Council may require that any fencing be replaced in any development if it is in a dilapidated 

condition. 
C5 Landscape documentation with any development application shall include details of all fencing to 

be used in a proposal – privacy, boundary, frontage, pool, dividing, and retaining walls and so on.  
The details shall include style (manufacturer, product code, and name), materials, and colour/s 
and installation method.  

C6 Refer to Part 4A.5.2 – Acoustic Privacy for fencing requirements on busy roads.  
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Photo 2 - Example of Simple Masonry/Brick Front Fences 

 

 
 
 

Photo 3 - Example of a Timber Picket Front Fence That Matches the Dwelling 
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Height - Front Fences 
 

C7 Fences (or returns) that are higher than 1 metre are not encouraged along residential frontages but 
may be constructed to a maximum of 1.2 metres provided the top 600mm of the fence is 50%  
transparent or open style to allow for passive surveillance (refer to Figure 19). 

C8 Fences fronting a classified road are permitted to be 1.5m in height. 
 

 
Fencing Materials and Design 

 
C9 Different materials and textures are required to break up the appearance of long fences or walls.   

Note: Fences with un-textured surfaces that present a blank appearance to the street are 
unsuitable. 

C10 Solid metal panel fences (colour bond/corrugated steel), cement block, fibro, brushwood or wire 
mesh fences are not permitted along street frontages in any type of development due to its 
adverse impact on the public domain and susceptibility to vandalism. 

C11 The design of fencing over 1 metre in height must take into consideration sightline issues when 
exiting the subject and adjacent property. The design of the fence can be modified by setback or 
by using splays at least 1 metre x 1 metre in size. 

C12 Retaining walls along street frontages where required, shall be designed and certified by a 
structural engineer and constructed from masonry or concrete with a suitable finish. 

C13 High blank walls are not permitted within the front setback.  Courtyard walls are not to be located 
in front of the building line within the front setback. 

C14 Palisade fences should be constructed of steel or ironwork suspended between brick or masonry 
piers. 

C15 The original masonry or sandstone fencing associated with a period house must not be painted 
or rendered. 

 
 
Gates 

 
C16 On busy roads manually operated gates are to be setback a minimum of 5.5 metres from the 

kerb line to allow a vehicle to stand fully off the road. These roads include Botany Road, 
Beauchamp Road, Bunnerong Road, Coward Street, Denison Road, Gardeners Road, 
O’Riordan Street; Robey Street; Wentworth Avenue; and Stephen Road 

C17 Access gates must be hung so that the direction of swing is inward. 
 

 
Side and Rear Fences 

 
 
C18 Side fences of a height of 1.8 metres are not to extend beyond the front building line. The side 

fence is to step or taper to the point where it joins the front fence. Side fences behind the 
building line must comply with the Dividing Fences Act. 

C19 The maximum height of a rear fence is not to exceed 1.8 metres.   
C20 Fencing with 1 metre x 1 metre splay corners at intersections shall not be higher than 1 metre for 

corner lots.   
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Figure 19 - Front Fences 
 

 
 

 
 

Figure 20 - Side Fences 
 

 
 

Note:  Side fences should step or taper down to meet the front fence. 
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4A.3.4 Heritage  
 

Controls 
 

C1 If a development site is in the vicinity of a Heritage Item or a Heritage Conservation Area, or the 
subject site contains a Heritage Item, or is located within a Heritage Conservation Area, 
compliance with Part 3B - Heritage is required. 

 
C2  Demolition of heritage listed properties is not permitted. 

 
 



 
 

P a g e  | 45 

Part 4A - Dwelling Houses                                                                    Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 
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4A.3.5 Voids 
 

Objectives 
 

O1 To ensure that void spaces in dwelling houses are designed to increase the amenity of a dwelling, 
and that the provision of such spaces does not lead to a diminution in the amenity of adjacent 
properties.  

O2 To ensure that the provision of void spaces does not result in overdevelopment of a site.  

 
 
Controls 

 
C1 Void spaces must be designed so as not to be reasonably capable of future infill. Voids in 

developments which exceed the permitted FSR will not be supported. 

C2 Voids shall only be supported where they are provided to increase the amenity to primary living 
areas or circulation areas, and not unreasonably impact upon the amenity of adjoining properties.  

C3 Voids are to connect related uses and spaces, and should not compromise the useability of 
spaces.  

C4 The infill of any existing void must not result in overdevelopment of the site by exceeding the 
maximum permitted FSR.  

C5 The infill of any existing void must demonstrate that the development does not result in an 
unreasonable loss of amenity for the residents. 
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4A.4 Site and Building Amenity 

4A.4.1 Visual Privacy 
 

Objective 
 

O1 New development and alterations/additions to existing houses are to ensure adequate visual 
privacy levels for neighbours and residents. 
 

 
 

Controls 
C1 The privacy needs of residents should be considered in designing a new dwelling or alterations and 

additions to a dwelling and where appropriate incorporate the privacy measures identified in Figure 24. 
C2 Visual privacy for adjoining properties must be minimised by: 

a. Using windows which are narrow, or glazing which is translucent or obscured; 
b. Ensuring that windows do not face directly on to the windows, balconies or courtyards of 

adjoining dwellings; 
c. Screening opposing windows, balconies and courtyards; and 
d. Increasing sill heights to 1.5 metres above floor level. 

C3 The privacy needs of residents should be considered in designing a new dwelling or alterations and 
additions to a dwelling and where appropriate incorporate the privacy measures identified in Figure 21. 

 
Balconies 
  
C4 First floor balconies are only permitted when adjacent to a bedroom. 
C5 First floor balconies are only permitted at the rear of the dwelling if wholly located over the ground floor, 

providing the requirements in C1, C2 and C3 above are met. 
C6 An open form balcony will be permitted on the first floor at the side of the dwelling on a corner lot that is 

wholly located over the ground floor, providing a secondary street setback of 900mm is provided and 
the requirements of C1 and C2 above are met. 

C7 Balconies are to be designed to minimise overlooking to other properties.  
Note: Where a proposed development increases the potential for overlooking of adjoining properties, 
the Council may require balconies to be limited in size and in some cases, fitted with privacy screens or 
fin walls. Partially recessed balconies are encouraged at the rear to ensure the privacy of surrounding 
properties is maintained. 
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4A.4.2 Acoustic Privacy 
 

Objective 
 

O1 New development and alterations/additions to existing houses are to ensure adequate acoustic 
privacy levels for neighbours and residents of the proposed dwelling. 

 
 

 
 
  

Controls  
 

C1 Dwellings close to high noise sources such as busy roads, railway lines and airports should be 
designed to locate noise sensitive rooms and secluded private open spaces away from noise 
sources and be protected by appropriate noise shielding techniques. 

C2 Where: 
a.  the height of the proposed development is higher than the existing height of the localised 

building stock; and  
b. the proposed development has a direct line of sight to the seaport and/or the airport 
an acoustic assessment by an accredited acoustic consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

C3 Habitable rooms of dwellings adjacent to high levels of external noise are to be designed to limit 
internal noise levels to a maximum of 45dB (a) in accordance with relevant Australian Standards 
for acoustic control. 

C4 New dwellings on land within the Australian Noise Exposure Forecast (ANEF) Contour 20 or 
higher shall be designed and constructed in accordance with Australian Standard AS 2021 
(Acoustic Aircraft Noise Intrusion-Building siting and Construction).    
Note:  Details to be included in the Development Application.  For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport. 

C5 The introduction of noise abatement measures to achieve compliance with the current AS 2021 
must be done in a manner that does not compromise the architectural design of a building or 
impact on the character of an existing streetscape. 

C6 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’. 

C7 On lots adjoining the rail corridor and/or a busy road, landscaping is to be designed to mitigate 
noise pollution by planting tall trees which contribute to the tree canopy; and be durable and 
suited to the conditions of the road and railway environment. 

C8 Fencing or masonry walls to a busy road are preferred to be a maximum of 1.2 metres. However, 
it may have a maximum of 1.8 metres high, with a minimum 2 metres setback from the front 
boundary to provide a landscape zone. Along the street frontage this landscape zone must 
incorporate shrubs and trees that screen the wall from the road. 
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4A.4.3 Solar Access 
 

Objectives 
 

O1 To maximise solar access and energy efficiency through appropriate siting and design;  
O2 To ensure that private open space and living areas receive adequate solar access and sunlight; 

and 
O3 To minimise overshadowing impact to adjoining dwellings. 

 
 
Controls  

 
General  

 
C1 Buildings (including alterations/additions/extensions) are to be designed and sited to maintain     

approximately 2 hours of solar access between 9am and 3pm on 21 June to windows in living 
areas (family rooms, rumpus, lounge and kitchens) and to 50% of the primary private open space 
areas of both the subject site and adjoining properties. 

C2 Solar panels on adjoining houses that are used for domestic needs within that dwelling must not 
be overshadowed for more than two hours between 9am to 3pm in mid-winter.  

C3 Where the primary private open space of an adjoining development currently receives less than 
the required amount of sunlight on 21 June (50% coverage for a minimum of 2 hours), the 
proposed development must not further reduce the amount of solar access to the private open 
space of the adjoining development. 

C4 Council may grant consent to a development that does not comply with the 2 hours of solar 
access requirement. However, Council must not grant consent, unless the applicant has 
satisfactorily addressed the questions identified in the Land and Environment Court Sunlight 
Planning Principle. The Planning Principle is updated by Court decisions and is available to view 
on the Land and Environment Court’s website (www.lawlink.nsw.gov.au/lec). 

C5 Where a neighbouring development currently receives less than the required amount of sunlight 
(on 21 June) the amount of sunlight available on the 21 March or the 21 September will be 
assessed and form a merit based assessment of the Development Application. 

C6 For development adjoining a semi-detached dwelling, first floor additions may need to be setback 
in order to provide adequate solar access to the living areas within the adjoining dwellings and 
their principal open space areas. 
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Shadow Diagrams 
 

C7 Plan Shadow Diagrams (prepared by a suitably qualified person) should identify: 
(i) True north; 
(ii) Levels to AHD at the corners of buildings; 
(iii) Ridge and Ground levels; 
(iv) Location of adjacent buildings affected by shadow and location living areas and principal 

open space areas; and 
(v) The shadows cast by existing and proposed development at 9am, noon and 3pm on 21 June 

and a calculation comparing the extent of the additional overshadowing. 
 

C8 Council may request the applicant to provide the following additional information: 
(i) The shadows cast by the existing and the proposed development at 9am, noon and 3pm on 

21 March / 21 September; and  
(ii) Elevation Shadow Diagrams at hourly intervals demonstrating any potential impact on the 

windows and doors of neighbouring dwellings (refer to Figure 21). 
 
 

Figure 21 - Example of an Elevation Shadow Diagram 
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4A.4.4 Private Open Space 
 

Objectives  
 

O1 To provide useable private open space areas that can serve as an extension to the main living 
areas of a residence; 

O2 To retain and enhance any existing significant trees and established planting found on site; and 
O3 To provide secluded private open space which receives adequate sunlight and is well integrated 

with living areas. 
 

 
Controls 

 
C1 Each dwelling is to have a private open space that: 

(i) Has at least one area with a minimum area of 36m²;  
(ii) Is located at ground level with direct access to the internal living areas of the dwelling; 
(iii) Maximises solar access; 
(iv) Is visible from a living room door or window of the subject development; 
(v) Minimises overlooking from adjacent properties; 
(vi) Is generally level; 
(vii) Is oriented to provide for optimal  year round use;  
(viii) Is appropriately landscaped; and 
(ix) Is located or screened to ensure privacy; 
Note: Private open space is not to include:  
(i) Non-recreational structures (including garages, tool sheds and such like structures); 
(ii) Swimming pools; and 
(iii) Driveways, turning areas and car spaces, drying areas and pathways. 

C2 Sites less than 250m2 may have a minimum area of 25m2.  
C3 For terraces and decks to be included in calculations of areas for private open space, these must 

be of a usable size (minimum 10m²) with one length or width dimension being a minimum of 2 
metres, and be accessible from a communal or living area of the dwelling. Note:  To be included 
in a calculation of private open space, decks are not to be located more than 500mm above 
natural ground level.  

C4 Areas within setbacks are not to be included as private open space unless they have a minimum 
width of 3 metres. 

C5 The primary private open space area is to be located at the rear of the property.  
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Figure 22 - Private Open Space must have Direct Access from Living Rooms and Good Solar 

Access 
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4A.4.5 Safety and Security 
 

Controls 
 

C1 Dwellings must be designed to encourage passive surveillance of the street and comply with Part 
3I - Crime Prevention, Safety and Security. 
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4A.4.6 Excavation 
 

 Objective 
  

O1 To ensure that buildings respect the natural landform of a site. 

 
Controls 
 

C1 Buildings must not dominate or detract from the natural landform. The siting of buildings should 
relate to the site’s natural context and topographical features. 

 
C2 Where steep or sloping sites exist, the building should not protrude from the landscape but should 

be staggered or stepped into the natural slope of the land. 
 

C3 Developments are to avoid the unnecessary use of cut and fill by designing and siting buildings 
within the natural slope of the land.  If cut and fill is required for drainage or other purposes, 
Council will consider its effect on the streetscape and adjoining properties. 

 
C4 Any excavation adjacent to RMS infrastructure must comply with the requirements of the 

Technical Direction (GTD 2012/001) – Excavation Adjacent to RMS Infrastructure. A copy of this 
Technical Direction can be downloaded via the following link:  
http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html 

 
 
 

http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html
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4A.4.7 Vehicle Access 
 

Objectives 
 

O1 To maximise off-street parking; and 
O2 To ensure safety of pedestrians and motorists. 

 

Controls 
 

C1 Driveways within a property shall have a minimum width of 3 metres.  
Note: An additional clearance of 300mm is required (for each side) if the driveway is located 
adjacent to a solid structure (i.e. masonry wall).  

C2 The width of the vehicular crossing over the Council’s road reserve shall be a minimum of 3 
metres for a single garage and a maximum of 5.5 metres for a double garage at the property 
boundary and at 90° to the kerb. 

C3 Driveways must be designed to comply with AS2890.1 (also refer to Part 3A - Car Parking). 
C4 Vehicular crossings shall be sited so that existing street trees, bus stops, bus zones, power lines 

and other services are not affected. 
C5 Internal driveways characterised by large expanses of concrete are not permitted.  Suitable 

driveway materials include paving and other textures or coloured surfaces to add visual interest. 
C6 The number of vehicle crossings is to be limited to one (1) per allotment. 
C7 Vehicular crossings shall be sited so as minimise any reduction in on-street kerb side parking.  
C8 The alignment of driveways should where possible, create visual interest and avoid the creation of 

a “gun barrel” effect. 
C9 Applications for new dwellings will be conditioned to require the construction or reconstruction of 

the kerb and gutter, footpath (including pram ramp) and the vehicular crossing along the full site 
frontage. Costs of such work will be the responsibility of the owner of the development site.  
For corner lots, if footpath and/or kerb and gutter on are in good condition it may be required that 
only one street frontage is constructed or reconstructed.  

C10 The location of vehicular crossings shall not be located within 6 metres from the tangent point of 
the kerb return (refer to AS289.01 - Figure 3.1) 
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4A.4.8 Car Parking  
 
Objectives 

 
O1 To maintain kerbside parking; 
O2 To ensure that car parking structures respect and enhance the character of the street; and 
O3 To ensure garages, carports and hardstand areas are designed to complement and not compete 

with the architectural character of the existing building and do not become a dominant element on 
the site or detract from the quality of the streetscape. 

 
 

Controls 
 

C1 Development must comply with Part 3A - Car Parking.  
C2 The provision of car parking must reasonably satisfy the needs of current and future residents, but 

recognise the need to balance car parking access and provision with design, heritage, landscape 
and streetscape objectives. 

C3 Car parking is to be located at the rear of the site with access from a rear lane. If rear lane access 
is not possible, parking must be provided behind the front building alignment. For existing and 
new dwellings, a garage or carport in order of priority must be: 
(i) Located at the rear of the site with access from a rear lane; 
(ii) At the rear of the site with access from the street frontage;  
(iii) Located at the side of the dwelling house, at least 1 metre behind the front building alignment 

and 5.5 metres from the front boundary; or 
(iv) Located at the side of the dwelling house, at least 1 metre behind the front building 

alignment. 
Note: Refer to Part 4A.6 - Ancillary Development for buildings on rear or side lanes.  

C4 Car parking structures must be located and designed to: 
(i) Comply with AS2890.1 and 
(ii) Conveniently and safely serve all users; 
(iii) Enable efficient use of car spaces, including adequate manoeuvrability for vehicles between 

the site and the street; 
(iv) Not dominate or detract from the appearance of the existing dwelling or new development 

and the streetscape; 
(v) Be compatible in scale, form, materials and finishes with the associated dwelling; 
(vi) Not reduce availability of kerbside parking; 
(vii) Retain any significant trees; and 
(viii) Have minimal impact on existing fences and garden areas that contribute to the setting of the 

associated dwelling and the character of the streetscape. 
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C5 Variations to the provision of car parking may be permitted in exceptional circumstances.  

However, the variations are not to allow the dominance of the garage/carport at the street 
frontage. 

C6 Garage attachments will only be considered where the garage is integrated within the building. 
C7 Council may require the narrowing of a driveway, crossover or both; or adjustments to or mirror-

imaging of the ground floor of the proposed dwelling if the health of a significant tree on site or in 
the street is compromised. 

C8 In new development the garage/carport is to be setback 5.5 metres from the front boundary.  This 
may be difficult for small allotments with a frontage of 12.5 metres or less. In these cases Council 
will consider whether or not to require a setback of 5.5 metres on merit – this merit based 
assessment will include whether or not the proposed garage will have a dominant impact on the 
streetscape.  Council will consider alternative design solutions where a double garage on a 
narrow allotment is proposed.  The solution is to ensure that the garage does not dominate the 
views of the house and streetscape, and does not reduce the attractiveness of the street itself.   
For further detail on parking on narrow allotments refer to Part 4A.5.9 - Parking on Narrow  
Lots. 

C9 Garages, parking structures (i.e. carports & car spaces) and driveways are not to dominate the 
street.  
Note: Existing situations where garages dominate the street may not be used as a precedent to 
justify approval of other similar proposals. 

C10 Garages and carports must be designed to be sympathetic to the existing character and design of 
the dwelling house in terms of roof pitch, materials and features. 

C11 Where parking cannot be provided at the side or rear of a dwelling house, a hardstand area 
forward of the building alignment which is integrated into the landscape character of the front 
yard, may be considered by Council.  

C12 Council may consider a carport forward of the front building line only where: 
(i) It is a single carport; 
(ii) The site is of sufficient width where the carport will not dominate the existing building; 
(iii) The distance between the building and the front property boundary is a minimum of 5.5 

metres; 
(iv) It is of a simple posted design, with no side panel infill; not overly elaborate in its decoration 

and colour and does not detract from the existing building or new development; 
(v) There is no solid panel lift or roller shutter door proposed and the security is afforded by 

inward swinging gates or a panel lift type shutter which has the appearance of a low type 
open style fence; 

(vi) The structure does not materially affect the landscaped front garden area; 
(vii) Is within a varied streetscape that currently has carports forward of the building alignment; 
(viii) The roof is of an appropriate pitch; 
(ix) The public view will not be adversely affected; and  
(x) There is no rear lane or side access. 

C13 For lots with a width of more than 12.5 metres, the face of the garage and bulkhead in the front 
elevation is not to exceed 50% of the front elevation of the dwelling.  For lots of less than 12.5 
metres in width refer to Part 4A.5.9 - Parking for Narrow Lots. 

C14 Garages and Carports must be no higher than 2.4 metres for a flat roof or 3 metres for a pitched 
roof 



 
 

P a g e  | 58 

Part 4A - Dwelling Houses                                                                    Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

C15 Cladding must consist of masonry, painted zincalume or similar non reflective materials. These 
materials must be compatible with the dwelling house and consistent with the character of the 
immediate environment. 

C16 Roof cladding must consist of tiles, slates, colourbond sheet metal, painted zincalume, metal or 
other approved non-reflective roof material. These materials must be compatible with the dwelling 
house on the site and be consistent with the character of the immediate environment. 

C17 The colour of roof and wall cladding must generally be of neutral tones, compatible with the 
dwelling house on the site and environmentally sensitive so as to minimise visual impact on the 
area. 

C18 Garages are subject to a stormwater concept plan and stormwater must be collected, piped and 
drained to the kerb or inter-allotment drainage system and comply with Part 3G - Stormwater 
Management. 
Garages are to be used for car parking purposes only and are not to be adapted for residential 
use. 

C19 Wherever possible, for busy roads, the car parking structures/bays shall be arranged so that cars 
can enter and exit the site in a forward direction.  These roads include Botany Road, Beauchamp 
Road, Bunnerong Road, Coward Street, Denison Road, Gardeners Road, O’Riordan Street; 
Robey Street; Wentworth Avenue; and Stephen Road 

 
 
Garage Doors 
 

C20 Reflective or smooth materials are not permitted for garage doors.  Materials that complement the 
design and materials of the house are to be used. 

C21 Garage doors, gates, shutters or grilles shall be setback from the face of the surrounding wall or 
pier by at least 100mm so that they are not flush with the wall.  The colour should be dark and/or 
complement the colour of the dwelling façade. 
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4A.4.9 Parking on Narrow Lots 
 
For the purpose of this Part, Narrow Lots are lots with a width less than 12.5 metres. 
 
Objectives 

 
O1 To minimise the visual dominance of parking on the streetscape; and 

 
O2 To ensure that on-site car parking on narrow allotments does not compromise building design and 

streetscape quality. 

 
Control 

 
C1 Double garages (flushed or stepped) will not generally be permitted for development on sites with 

less than a 12.5 metres frontage due to the impact on the streetscape.  Single fronted garages or 
single carports or a tandem garage only, is to be provided.  An example of a tandem garage on a 
small allotment is illustrated in Figure 23. 

 
 

 
Figure 23 - Illustrates the Use of Stacked or Tandem Parking Arrangements to  

Reduce the Impact of Double Garages on Narrow Lots. 
 

Note: Ensure that part of the house is setback 5.5 metres to allow for stacked parking. 
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4A.5 Ancillary Development 
 
Ancillary development includes structures and outbuildings that are ancillary to and generally separate from a 
dwelling. Ancillary development comprises garages and carports, garden sheds, swimming pools, buildings on 
rear lanes and secondary dwellings. These structures should be small in scale and visually compatible with the 
design of the principal dwelling in form, colours and materials. Ancillary development should be  designed to 
minimise visual impact on neighbours and the public domain.  
 

Objectives 
 
O1 To provide for ancillary development that enhances the amenity of residents without compromising 

the amenity of adjoining dwellings or the area; 
O2 To ensure that materials and colours are compatible with the surrounding natural environment and 

the dwelling; 
O3 To minimise the visibility of ancillary structures from public spaces; and 
O4 To minimise the size, bulk and scale of ancillary structures. 

 
 
Controls 

 
C1 The principal dwelling plus any ancillary structures are to comply with the controls for site 

coverage, minimum landscaped area, private open space and setback and height controls.  
C2 Where multiple ancillary structures are proposed on one property, combining these within a single 

structure is encouraged. 
C3 Swimming pools and spas must comply with Part 7O - Swimming Pools. 
C4 Outbuildings (not including secondary dwellings) must be set back 900mm from the site’s 

boundaries. Windows and glass doors are to face into the property. High or opaque windows may 
face onto a neighbouring property. 
Note: A nil setback may be used for masonry building walls with no eaves, gutters or windows; 
and for carports and open structures such as pergolas, awnings, and the like. Compliance with the 
Building Code of Australia is required. 

 
Design  
 

C5 All ancillary structures must comply with the following criteria: 
a. The structure does not exceed a maximum street wall height (or side wall height if not 

presenting to a street) of 3.6m;  
b. The structure does not exceed a maximum roof height of 6 metres; 
c. The pitch of the roof must not exceed 36 degrees; and 
d. Dormer windows are permitted provided each complies with the following design criteria: 

(i) The minimum distance between the main roof line and the dormer window structure is 
300mm measured vertically; 

(ii) The dormer window must not have a total width of more than 25% of the width of the 
roof, or 1200mm, whichever is the lesser; and 

(iii) Any dormer windows must face within a property so as not to create overlooking 
concerns. 
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Figure 24. Building envelope controls for ancillary structures. 
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Figure 25. A dormer is to be the lesser of 25% of the roof width, or 1200mm.  
 

 
C6  Ancillary structures are to comlpy with Figure 27. 
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Figure 27. Ancillary Development in Lot-to-Lot context.  
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4A.5.1 Buildings on Side or Rear Lanes 
 
Parts of the City of Botany Bay are characterised by narrow lot subdivisions with rear lane access.  In these 
areas Council requires vehicular access from the rear laneway and not from the main street frontage.  
 

Objectives 
 
O1 To ensure that buildings to rear lanes are compatible with the surrounding environment and the 

principal dwelling;  
O2 To ensure that ancillary development does not detract from the amenity of adjacent properties; 

and 
O3 To minimise the size, bulk and scale of ancillary structures. 

 
 

Controls 
 

C1 Any garage or carport on a rear lane may be setback from the rear boundary providing the 
applicant can demonstrate that adequate sightlines can be safely achieved. Where there is a 
prevailing nil setback, the prevailing setback is to be retained. 

C2 A building on a rear or side lane is to maximize solar access to adjoining development and must 
not overshadow habitable rooms or private open space. 

C3 A building on a rear or side lane may not be subdivided and is considered as an extension of the 
existing dwelling. 

C4 All parking is to be accessed from the rear lane.  No parking or driveways are permitted within the 
front set back of the property. 

C5 The siting of a building to a lane is to allow adequate private open space for the principal dwelling, 
and maximise solar access to the private open space of the principal dwelling and to adjoining 
development.  

C6 A building to a rear lane may have a skillion roof, provided the roof pitch is a minimum of 5 
degrees, and a setback of 1000mm is provided on the first floor to the laneway. This setback may 
be utilised as a balcony. 

C7 Dormers are permitted to overlook a rear lane to provide additional amenity and passive 
surveillance of the laneway. 
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Figure 26. Section through rear lane showing potential envelopes.  
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4A.5.2 Secondary Dwellings 
 
Secondary dwellings provide a range of opportunities to respond to some of the demographic challenges 
anticipated over the next few decades.  As the population grows and ages, secondary dwellings provide 
opportunities for ageing relatives to live close to their family.  They can also provide opportunities for young 
family members who have not left home to live independently, yet affordably. As interest in these opportunities 
is likely to increase in coming years, it is appropriate that the planning framework be able to respond and 
facilitate good planning outcomes. 
 
Council has been concerned regarding the negative impacts around the development of secondary dwellings 
including the loss of rear yards and the removal of existing landscaped areas, leading to reduced site amenity 
and a diminution of the character of the area.  
As secondary dwellings are small dwellings, amenity is vitally important for these residents.  Equally important 
however is the amenity of the residents of the principal dwelling and of adjacent dwellings. Care is to be taken 
to not unreasonably compromise the amenity of these residents. 
 

Objectives 
 
O1 To ensure that secondary dwellings that require consent from Council are compatible with the 

surrounding area; 
O2 To ensure that secondary dwellings are appropriately designed with a high level of residential 

amenity; and  
O3 To ensure that there is adequate rear yard area and landscaped area for both the principal and 

secondary dwellings. 
 

 

Controls 
 

General 
C1 Secondary dwellings are to comply with all other sections within Part 4A – Dwelling houses, 

including Solar Access, Visual and Acoustic Privacy.  
C2 A secondary dwelling must not result in overdevelopment of the site.  
C3 A secondary dwelling must be accessed via the primary street to which the principal dwelling 

house presents. 
 

Streetscape 
 

C4 Secondary dwellings must be designed to reflect the relevant Desired Future Character 
Statements in Part 8 - Character Precincts, and are to reinforce the architectural features and 
identity which contributes to the character of the area.  

C5 Secondary dwellings must be designed to capture predominant roof lines and patterns of the 
existing streetscape. 
Note: Contemporary architectural design solutions are encouraged, however designs will need to 
demonstrate that they will not lead to a replacement or diminution of a street’s existing character.  
Council encourages diversity in housing designs provided that development outcomes complement 
the existing character of the suburb. 
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Secondary Dwellings on Rear Lanes 
 

C6 For properties with rear lane access, a detached secondary dwelling may present to, and be visible 
from the rear lane. 

C7 Secondary dwellings over garages to rear lanes are permitted provided the development complies 
with the design criteria for ancillary structures to rear lanes. 

 
Setbacks and Building Articulation 
 

C8 Secondary dwellings are to comply with the setbacks in Table 1 in Part 4A.2.8 – Building Setbacks.  
C9 A secondary dwelling located to the rear of a site must provide deep soil planting within the rear 

setback, including trees that contribute to the tree canopy. Notwithstanding Table 1 a secondary 
dwelling in a loft form over a garage fronting a lane may have a setback in line with the prevailing 
rear setback.  

C10 Side and rear setbacks should be stepped or modulated, and long walls articulated by projecting or 
recessing architectural elements to avoid bulky or monotonous development. 
Note: Council may require additional setbacks from the side or rear boundaries if streetscape and 
bulk are an issue with the design, in order to maintain privacy and solar access to adjoining 
properties. 

C11 Where an existing single storey dwelling has a side boundary setback of less than 900mm, 
consideration may be given to retaining the existing side boundary setback, where no 
unreasonable impacts on amenity arise.  Additions less than 900mm from the side boundary must 
have no openings and must otherwise satisfy the requirements of the BCA. 

C12 Encroachments in the front and side setbacks are only permitted to a depth of 500mm and are 
limited to eaves, canvas blinds, edge of verandas and sunshades.  Pathways, fences and 
driveways are permitted in setbacks.  

 
Car Parking 
 

C13 Secondary dwellings are not required to include additional parking or driveway access. 
C14 In areas with a resident parking scheme, residents of a secondary dwelling are not entitled to a 

permit.  
 
Private Open Space 
 

C15 One primary private open space  is to be provided for the secondary dwelling. This is in addition to 
the private open space required for the principal dwelling in Part 4A.5.4 – Private Open Space. 

C16 The primary private open space may be provided as a balcony, or at ground level, at the rates 
specified in Table 3. 

 
Table 3 – Private Open Space Requirements 

Number of bedrooms Minimum area Minimum depth 
Studio 4m

2
 1m 

1 8m
2
 2m 
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C17 The private open space area is to be: 

i. Located with direct access to the internal living areas of the dwelling; 
ii. Located to maximise solar access; 
iii. Generally level and useable; 
iv. Appropriately landscaped; and  
v. Located or screened to ensure adequate privacy. 

 
Note: Private open space is not to include:  

• Non-recreational structures (including garages, tool sheds and similar structures); 
• Swimming pools; and 
• Driveways, turning areas and car spaces, drying areas and pathways. 

 
C18 Secondary dwellings which front a rear lane are permitted to have a balcony to the lane, provided 

this does not compromise the amenity of the adjacent properties. 
 
Landscaped Area  

 
C19 Landscaping is to be provided as outlined in Table 2 in Part 4A.2.9 – Landscaped Area. 

Note: the landscaped area applies to the whole lot.  
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4B.1 Introduction 

4B.1.2  Land to which this Part Applies 
 
This Part applies to multi dwelling housing where three (3) or more dwellings are located on a single lot of 
land. Multi dwelling housing includes development commonly known as townhouses and villas. Botany Bay 
Local Environmental Plan 2013 defines multi dwelling housing as: 
 

‘3 or more dwellings (whether attached or detached) on one lot of land, each with access at ground level, 
but does not include a residential apartment building.’ 
 

Whilst SEPP No. 65 – Design Quality of Apartment Buildings, and the Apartment Design Guide, does not 
directly apply to multi dwelling housing, it is advised that applicants make themselves familiar with the controls 
and advice available in the Apartment Design Guide to inform best practice development.  
 

4B. 1.2  General Objectives   
 
 

O1 To ensure development is compatible and complementary to the streetscape and consistent with 
the Desired Future Character of the area; 

O2 To provide detailed objectives and controls that encourage innovative design that positively 
contributes to the character and context of the locality; 

O3 To maintain and encourage compatible architectural styles within residential areas; 
O4 To encourage residential development which creates a high standard of residential amenity, 

promotes a safe living environment; and makes better use of existing infrastructure; 
O5 To ensure that development employs the principles of ecologically sustainable development 

(ESD);  
O6 To provide for a range of housing types and forms to accommodate a diverse and changing 

population; and 
Note:  
This Part may direct applicants to sections of the Apartment Design Guide for reference, however 
Multi Dwelling Housing development is to comply with the provisions contained within this Part of 
the DCP. 
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4B.2 Site Design  

4B.2.1 Design Excellence 
Botany Bay Local Environmental Plan 2013 aims “to create a highly liveable urban place, through promotion of 
design excellence in all elements of the built environment and public domain.” 

As such, all new development is required to achieve excellence in urban design, as detailed in the objectives 
and controls in this Part. 
 

Objectives 
 

O1 To encourage innovative design that positively responds to the character and context of the 
locality; 

O2 To create a highly liveable urban place, through promotion of design excellence in all elements of 
the built environment and public domain; and 

O3 To encourage well designed buildings that minimise the bulk and scale of the built form. 
 

 

Controls 
 

C1 To achieve excellence in urban design, development will: 
(i) Take into consideration the characteristics of the site and adjoining development by 

undertaking a thorough site analysis; 
(ii) Utilise innovative design which positively responds to the character and context of its 

locality; 
(iii) Provide a design which employes a number of ESD principles and best practice; 
(iv) Enhance the streetscape character of the locality; 
(v) Ensure development is consistent in height and scale with surrounding development; 
(vi) Maintain established setbacks; 
(vii) Design buildings to minimise impacts on neighbours by maintaining appropriate levels of 

solar access and privacy; 
(viii) Ensure any development utilises materials and finishes which complement the locality; 
(ix) Design for acoustic and visual privacy;  
(x) Ensure dwellings and open space areas achieve good solar access, and are energy 

efficient; 
(xi) Ensure building entries address the street and are clearly visible from the street or 

footpaths; 
(xii) Design development that provides good quality landscaping; 
(xiii) Consider the relatonship of private open space to the layout of the dwelling; and 
(xiv) Use design techniques which promote safety and discourage crime. 
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4B.2.2 Local Character 
 
The City of Botany Bay’s residential areas contain a range of housing styles from high density centres 
around Mascot Railway Station, to low density residential dwelling houses. An important factor in managing 
the desired future character of the City is understanding that all areas have their unique qualities and these 
qualities are to be maintained. Part 8 - Character Precincts provides a description of each character 
precinct within the City and identifies and defines the existing and Desired Future Character. 
 

Objective 
 

O1 To ensure that building design responds to the existing characteristics and constraints of a site; 
and 

O2 To ensure that Council’s Desired Future Character of its Precinct is achieved. 
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 

Controls  
 

C1 Development is to respond to the opportunities and constraints identified in the Site Analysis Plan 
prepared in accordance with Part 4B.2.1 - Site Analysis. 

C2 Development will comply with the relevant Desired Future Character Statements (refer to Part 8 - 
Character Precincts).  
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4B.2.3 Site Analysis 
 

Objectives 
O1 To ensure that development: 

a. Is sensitive to its environment; 
b. Positively contributes to the context; 
c. Minimises adverse impacts on adjoining properties. 

O2 To facilitate an acceptable siting and scale of development with an acceptable relationship with 
neighbouring dwellings and the wider street context. 

O3 To ensure applicants can accurately identify the opportunities and constraints of the site; 
O4 To identify the existing site conditions and location of buildings on adjoining site; and 
O5 To identify the existing streetscape and a development response that enhances the streetscape. 

 
 

Control  
 

C1 A Site Analysis Plan prepared in accordance with the Apartment Design Guide is to be submitted 
with development for Mutli Dwelling Housing. 
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4B.2.4 Streetscape Presentation 
 
The term streetscape refers to buildings, setbacks, street and landscape design features, and the way in which 
new developments interact with adjacent buildings, landscaping and fencing, traffic treatments, paths, 
driveways, street surfaces and utility services. The spatial arrangement of these components and their visual 
appearance determine the streetscape character of an area. 
 
New development is to be compatible with the characteristic development in a street and be designed to relate 
to the pattern of buildings in the street. 
 

Objectives 
 
O1 To ensure that development recognises predominant streetscape qualities (i.e. setbacks and 

design features); 
O2 To achieve design excellence; and  
O3 To ensure development complements the height, scale and architectural style found in the 

immediate vicinity, particularly where this has a clearly established character (refer to Desired 
Future Character statements within Part 8 - Character Precincts).  

 
 
 

 
Figure 3 - Streetscape Continuity 
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Controls 
 

General  
 

C1 Development  is to reflect the relevant Desired Future Character in Part 8 - Character Precincts.  
C2 New development will be compatible in building bulk and scale with adjoining residential 

developments and reflect the patterns of buildings in the streetscape. 
Note: This can be achieved through consideration of building setbacks; building height and 
treatment of the building facades (refer to Figure 3).  

C3 The maximum length of any building is 24 metres. 
C4 Façades are to be articulated and use materials and finishes that enhance the character of the 

streetscape.  
C5 The minimum internal width of dwellings is to comply with Table 1. 

 
Table 1 - Internal Width of Dwellings 

 

Type of Dwelling Minimum Internal Unit Width 
measured face to face 

Single level dwelling 6 metres (excluding garage) 

Town houses 5 metres (excluding garage) 

Townhouses (single rooms in width) 4.7 metres (excluding garage) 
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Street Presentation 
 

C6 Buildings are to be sited to address the street and relate to neighbouring buildings.  
C7 Developments on sites with two or more frontages are to address both frontages.  
C8 Street corners are to be addressed appropriately by giving visual prominence to parts of the 

building façade, such as a change in building articulation, materials, colour, roof form or height. 
 

 
 

Figure 4 - Ensure That New Development is Oriented Towards the Street. 
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4B.2.5 Height 
 

Objectives 
 
O1 To limit the height and scale of buildings so that they do not dominate the streetscape;  
O2 To ensure that new development complements the scale, massing and design of adjoining 

development; and  
O3 To limit visual impact, loss of privacy, loss of views or overshadowing within new development or 

on neighbouring properties. 
 

 

Controls 
 

C1 The proposed height of buildings is not to exceed the maximum permissible height of a site. 
C2 Council may require a reduction in permissible height where a building built to the permissible 

height would have unacceptably adverse impacts in regards to: 
(i) The overshadowing of a dwelling, private open space or public open space; 
(ii) An inappropriate transition in built form and land use intensity; 
(iii) The design excellence of a building; 
(iv) View loss; or 
(v) The Obstacle Limitation Surface. 

C3 The maximum number of storeys will not exceed the maximum number of storeys identified in the 
relevant character precinct as set out in Part 8 - Character Precincts. If the maximum number of 
storeys is not identified in Part 8, development is to be consistent with the characteristic building 
height set by the immediate context.  

C4 Basements more than 1.2 metres above ground level will be counted as a storey.  
Note: The calculation is taken from natural ground level to the underside of the floor construction. 

C5 The building height and bulk of developments is to be distributed on the site to ensure that there 
is no significant loss of amenity to adjacent sites, open space and public streets. 

C6 Habitable rooms are encouraged within an attic where the applicant can demonstrate that the 
resulting development will not detrimentally affect the amenity of the area due to: 
(i) An unacceptable loss of sunlight to adjacent properties and public spaces; 
(ii) A reduced level of privacy to adjacent properties; and 
(iii) Unacceptable view loss from adjacent properties and surrounding areas. 

C7 The height of buildings will comply with the requirements of the Civil Aviation Safety Authority 
(CASA). 
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4B.2.6 Floor Space Ratio (FSR) 
 

Objectives 
 

O1 To provide for bulk and scale of development that does not detract from the amenity of the 
streetscape and minimises impacts on adjoining residential properties; and 

O2 To prevent the over-development of land and ensure that an adequate balance of private open 
space and landscaping are provided for each dwelling. 

 
 

 

Controls 
 
Achieving FSR  

 
C1 Not all site developments may be able to achieve the maximum permissible FSR, due to 

particular site characteristics, such as: 
(i) The size, shape and topography of the land; 
(ii) The presence of existing buildings on site, required to be retained; 
(iii) The need to reduce adverse impacts on neighbouring sites; and 
(iv) Not being able to satisfy Council’s traffic, parking and vehicular access requirements. 

C2 In determining an appropriate FSR, applicants are to demonstrate to Council, in their 
Development Application, that the bulk and scale of development is acceptable and will not result 
in adverse impacts on adjoining dwellings or the streetscape in terms of: 
(i) Loss of Privacy; 
(ii) Overshadowing/loss of natural light; 
(iii) Loss of views; 
(iv) Visual Amenity (Bulk and Scale); and 
(v) Increased traffic generation. 
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Figure 5 - Measuring Floor Space Ratio 
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4B.2.7 Site Coverage 
 

Objectives 
 

O1 To ensure that new development is consistent with the Desired Future Character of the area; 
O2 To ensure site coverage creates a development that provides a balance between built form, 

landscaped area and private open space; and 
O3 To control site density. 

 
 

Controls 
 

C1 Refer to Part 3L.1.4 – Definitions. 
C2 Development will not exceed site coverage of 45%. 
C3 Site coverage of development will be assessed with consideration of the following: 

(i) Bulk of the proposed/existing development; 
(ii) Impacts on adjoining land and buildings; 
(iii) Setbacks; 
(iv) Overshadowing and privacy; 
(v) Streetscape considerations (visual bulk and scale); 
(vi) Parking and landscape requirements; 
(vii) Existing views & sightlines; 
(viii) Impact to significant trees on site; 
(ix) The provision of private open space on site; and 
(x) Site topography and allotment size. 
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4B.2.8 Landscaped Area and Deep Soil Planting 
 

Objectives 
 
O1 To increase tree and landscape coverage within the City of Botany Bay through the retention of 

existing vegetation and provision of substantial new plantings and landscaping; 
O2 To effectively ameliorate development and its impact within and to the streetscape and adjoining 

properties through site responsive, appropriate and strategic landscaping;  
O3 To provide well designed, located and functional open space areas through the site; 
O4 To increase natural stormwater filtration and decrease impervious surfaces and runoff; and 
O5  To enhance the public domain at the edges of new development. 

 
 

Controls 
 

General  
 

C1 Landscaping will comply with Part 3L – Landscaping and Tree Management.  
C2 Existing street trees are to be retained.  

Note: Council trees are not to be utilised as the sole means of ameliorating a development. Trees 
are required in setbacks.  

C3 Development will comply with Table 2. 
C4 A plan is to be submitted which clearly identifies how landscaped areas and unbuilt upon areas 

have been calculated (refer to Council’s Development Application Guide and definitions above). 
C5 Energy efficient landscaping practices and Ecologically Sustainable Development (ESD) 

principles are to be incorporated during the design phase of the development (refer to Part 3H - 
Sustainable Design and Part 10 - Landscape Technical Guidelines for Development Sites). 

C6 Siting of buildings, ancillary structures, and hard landscaping is to preserve  existing trees, 
including street trees and trees on adjoining properties (refer to Part3L – Landscaping and Tree 
Management). 

C7 Development applications are to identify what measures are proposed to protect existing trees 
during construction (refer to Part 3L – Landscaping and Tree Management). 
Note: An Arborist report is required.  

C8 The majority of tree plantings are to be evergreen native species, particularly within setbacks. 
Deciduous trees are to be limited.  

C9 Pervious surface materials are to be used as far as practical and paved areas drained to planter 
beds.  
Note: They will however comply with standards for access for people with a disability. 

C10 Landscaping in the public domain is required and is to reinforce existing streetscape planting 
themes and patterns.  
Note: Council may require street tree planting and paving in the public domain and this is to be 
included on the landscape plan. 

C11 Stormwater inlet pits or piping is not to be located within the drip line of existing or proposed trees 
and be consistent with Councils Stormwater Management Technical Guidelines (refer to Part 10 - 
Stormwater Management Technical Guidelines).  
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C12 Underground OSD detention tanks or infiltration trenches are not to be located within setbacks or 
landscaped areas. They are to be located under paved areas, e.g. at grade car parks or 
driveways or within a basement car park structure. 

C13 Driveways and pathways are to be located at least 1.5 metres from common boundaries to allow 
for continuous landscaped buffer boundaries and a significant landscaped setting for all paved 
areas. The landscape strip is to contain tall screen planting that retains foliage to the  
ground.  

C14 Landscaping over a basement car park will contain an adequate number of small and medium 
sized trees for screening, softening and shading. Accordingly, planter bed dimensions are to 
provide adequate soil planting volumes (refer to Part 10 - Landscape Technical Guidelines for 
planted box on podium depths and dimensions).  

C15 Any planter bed shall be a minimum of 1 metre in width, unless otherwise stipulated for setbacks.  
C16 Landscaped areas will be effectively distributed on the site to minimise the dominance of 

buildings, structures and paving when viewed from the street, public places and surrounding 
properties.   

C17 Trees are to be selected so that the height and width of the tree is in scale with the size of the 
building. A list of suitable trees and plants for residential sites can be found in Part 10 - 
Landscape Technical Guidelines for Development Sites. 

C18 Green roofs and walls are encouraged but are in addition to the minimum landscaping 
requirement for the site. Refer to Part 3L – Landscaping and Tree Management. 

 
Setbacks 

 
C19 The front landscape setback area is to be set aside exclusively for soft landscaping and is 

required to be deep soil (refer to Part 3L – Landscaping and Tree Management).  
C20 Trees in the front setback shall attain a height of at least 10 metres at maturity to ameliorate 

buildings and contribute to the streetscape. 
C21 Front setbacks shall be fully planted with a layered approach using a variety of decorative and 

feature trees and shrubs at different heights.  
C22 Planting is to be provided alongside rear and side boundaries and between driveways, patios and 

side boundaries. Trees are to be provided for each dwelling.  
C23 Not more than one-third of the front landscaped setback shall be paved (including driveways and 

pathways to individual dwellings). 
Note: This is to enable sufficient landscaping to soften and ameliorate the development and 
reduce its impact upon the streetscape. This may necessitate an alteration of design and/or 
layout, shared or reduced width driveways and a reduced amount of access pathways. 

C24 The front setback shall be on one level (grade) or an even, slightly battered grade, not terraced or 
stepped or containing narrow planter boxes, so as to allow adequate lateral root space and 
volume for medium to large canopy trees. 
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Deep Soil Planting 
 

C25 A minimum of 35% of a site is to comprise a deep soil planting area (refer to Table 2 and Figure 6), 
of which:  

(i) A minimum of 50% of this area is to be located at the rear of the site. For sites with dual or 
rear lane frontages, this area may be relocated to allow buildings to address the secondary 
frontage or provide for rear lane carparking access; 

(ii) A minimum of 30% of this area is to be located within the front setback;  
(iii) A minimum 1.5 metre wide strip of landscaping is to be located along side and rear 

boundaries; and 
(iv) Where building height is greater than 7 metres, a minimum 3 metres wide landscape planter  

bed for the purposes of dense, layered landscape screening is to be located on both the side  
and rear boundaries. 

Note: Deep soil planting may be constrained by the provision of basement carparking.  
Constraints are to be demonstrated and justification is required if C19 cannot be met. 

C26 Communal open space is to be deep soil  (not over a podium or car parks) (refer to Figure 7). 
C27 Basement car parks, where permitted, will not extend to the site boundaries and excavation for any 

associated garages, car parking, plant rooms or ancillary storage will not exceed 65% of the site 
area. Underground parking is to be set back off boundaries and located under the building footprint 
to allow for deep soil zones along the front landscaped setback, side and rear boundaries and in the 
communal open space. 

 
 

Table 2 - Site Coverage 
 

Requirement Control 

Site Coverage   Maximum of 45% 

Soft landscaped area (includes 
deep soil area) 

Minimum of 35% 

Hard landscaped area Maximum of 20% 
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Figure 6 - Calculating Site Coverage, Soft Landscaped Area and Hard Landscaped Area 
 

 

 
 

Figure 7 - Example of Deep Soil Planting 
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4B.2.9 Private and Communal Open Space 
 

Objectives 
  

O1 To ensure residents are provided with quality usable communal and private outdoor living areas;  
O2 To ensure that private open space is designed for privacy, solar access, and is well integrated  

with living areas; 
O3 To ensure the adequate provision of accessible communal open space for residents for passive 

and active recreation opportunities; and  
O4 To ensure the provision of functional, useable and liveable communal open space for residents 

and to encourage social interaction. 
 

 

Controls 
 

Private Open Space 
 

C1 Private open space is to comply with Table 3. 
Note: Areas defined as ‘unbuilt upon area’ (refer to Part 4B.2.7 - Landscape Area and Deep 
Soil Planting) such as driveways and car parking areas are not considered private open space. 

C2 Each dwelling is to have an area of private open space attached to it at ground level that contains 
an unimpeded level space no steeper than 1:10.  
Note: Unimpeded means it does not include clotheslines or planter beds or the like. 

C3 Private open space will have minimum dimensions of 6 metres x 4 metres (refer to Figure 8).  
C4 Private open space is to be designed as an extension of the main living areas at the rear of each 

dwelling (i.e. kitchens, living rooms and dining areas). 
C5 Where possible private open space is to be located on the northern portion of the site to maximise 

privacy and solar access. 
C6 Where private open spaces adjoin other dwellings within the development, landscaping or 

screening shall be used to provide visual privacy and shade to private open spaces.  
C7 The front of each townhouse is to be landscaped and include a small tree for amenity, privacy and 

shade. 
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Table 3 - Private Open Space 

 
No of Bedrooms Private Open Space 

Required  per Dwelling 

Studio 24.5 m² 

1 bedroom 24.5 m² 

2 bedrooms 35 m² 

3 bedrooms 45.5 m² 

4 bedrooms 56 m² 
 

 
 

Figure 8 - Private Open Space 
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Communal Open Space 

 
C8 For sites with 15 dwellings or more, the communal open space shall comply with Table 4.  

Note: Communal open space is to be considered early on during site planning to provide a visual 
focus for the development and enable preservation of existing trees and ensure siting for solar 
access (refer to Figure 10). 
Note: Utility areas, driveways and areas with a dimension of less than 3 metres (i.e. access and 
pathways) are not considered communal open space.  

C9 Communal open space shall be designed to : 
(i) Encourage positive outlook, respite and attractive views within the development;  
(ii) Provide building separation and achieve a balance between open space and built form; 
(iii) Provide visual and acoustic privacy and an area of good solar access for recreational 

purposes; 
(iv) Provide natural stormwater infiltration; 
(v) Encourage use of rooftop gardens in addition to the 35% soft landscaping requirement; 
(vi) Locate linkages to public open spaces where possible; 
(vii) Include medium and large canopy trees; and  
(viii) Provide functional, usable and liveable spaces for a mix of recreational activities. 

C10 Communal open space areas will receive at least 3 hours of direct sunlight between 9:00am and 
3:00pm on 21st June.  

C11 Communal open spaces are to be deep soil zones (i.e. not to be located over suspended slabs, 
sub surface car parks or stormwater detention tanks). 

C12 Communal open spaces shall be appropriately landscaped and may provide active and passive 
recreational facilities (for example BBQ area, seating, children’s play area, vegetable gardens, 
landscape features or the like).  

C13 All communal open spaces areas are to be shown on the detailed landscape plan to be submitted 
with the development application. 

C14 Communal open space shall be functional, accessible and designed in conjunction with 
pedestrian links through the site. 

C15 Communal open space is to be clearly defined and free from encroachment from residential units, 
car parking, driveways or roadways, carwash bays and access ways.  
Note: Separation between buildings can only be considered communal open space if it has 
sufficient length and width to make the space usable and permits tree planting and adequate solar 
access. 
Note: Communal open spaces are to be easily accessible for all dwellings and not form any part 
of an individual dwelling’s private open space.  

C16 A garden maintenance and storage area which is efficient and convenient to use and is 
connected to water and drainage is to be provided. 
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Table 4 - Communal Open Space 

 
Development 

type 
FSR Minimum Communal 

Open Space required 

Villas and 
Townhouses 

Up to 0.5:1 10% site area 

0.5:1 to 1:1 15% site area 

1:1 and over 20% site area 
 

 
 

Figure 9 - Communal Open Space  
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4B.2.10 Setbacks, Building Frontage and Separation 
 

Objectives 
 

O1 To reinforce the characteristic pattern of setbacks; 
O2 To improve local character and streetscape qualities by reinforcing existing alignments and 

setbacks; 
O3 To ensure adequate space for landscaping while establishing an attractive streetscape; 
O4 To provide separation between buildings and ensure adequate space for landscaping; and 
O5 To preserve the amenity of existing dwellings and provide amenity to new dwellings in terms of 

shadowing, privacy, views, ventilation and solar access.  
 

Controls  
 

General  
 

C1 All setbacks are to allow adequate landscaping and allow sufficient space for the retention of 
existing trees.  

C2 Development is to be designed to create spatial separation between the buildings to: 
(i) Minimise bulk and scale of the building; 
(ii) Ensure adequate exposure to sunlight and ventilation; and  
(iii) Create a buffer for visual and acoustic privacy.  

C3 No part of a building or structure is to encroach into the front, side or rear setbacks. 
C4 Setbacks are to be deep soil zones (refer to Part 3L – Landscaping and Tree Management for 

Definition).  
C5 Setbacks are to maximise the retention of existing trees and their root systems and may need to 

be variable to achieve this (includes trees on adjoining properties). 
C6 Awnings, verandas, pergolas and the like; 

(i) along classified roads are to be set back a minimum of 1.5 metres from the kerb; 
(ii) along local roads that intersect with classified roads are to be set back a minimum of 1.5 

metres from the kerb for a distance of up to 100 metres from the intersection with the 
classified road; and 

at any signalised intersections (on local roads or classified roads), are to be set back a 
minimum of 1.5 metres from the kerb for a distance of up to 100 metres from the signalised 
intersection. 
 

Front Setbacks 
 

C7 Building setbacks from the existing front boundary are to match the characteristic setback of 
adjoining properties, but are to be a minimum of 3 metres (or 4 metres if fronting a classified (SP2 
Zoned) road).  

C8 All garages are to be setback a minimum of 6 metres from the front boundary if the garage fronts 
the street (refer to Figure 10).   

C9 Garages fronting a rear laneway are to have a 1 metre minimum setback from the lane. 
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Figure 10 - Front Setback for Two Storey Development 
 

 
 
 

 
Side Setbacks 

C10 The following side boundary setbacks apply (refer to Figure 10): 
(i) A minimum setback of 900mm for single storey development (for buildings up to 4 metres 

in height); 
(ii) A minimum setback of 1.5 metres for two storey development (for buildings up to 7 metres 

in height); 
(iii) A minimum setback of 3 metres (for buildings greater than 7 metres in height); and 
(iv) A minimum setback of 3 metres where a site adjoins a business or industrial property. 

C11 Side setbacks shall ensure that adequate solar access is retained to adjoining properties. 
C12 The side setback can be reduced by a maximum of 1 metre for 30% of the length of the boundary, 

only when the setback is increased by an equal amount elsewhere along the same boundary. 
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Rear Setback 

 
C13 Rear building setbacks are to match the characteristic setback on adjoining properties. Where the 

adjoining properties are not characteristic a minimum rear boundary setback of 6 metres is 
required.  

 
Setbacks Following Land Dedication 

 
C14 Where land dedications are required resulting in a new boundary line all setbacks will be provided 

from this new boundary line, including basement car parking setbacks. 
 

Variations to Setbacks 
 

C15  The following elements may encroach into the setback area: 
(i) Eaves; 
(ii) Sunshading devices; and 
(iii) Columns. 

 
Building Frontage and Separation 

 
C16 The maximum length of building frontage along the street is 20 metres (refer to Figure 11). 
C17 A minimum separation of 3 metres between developments along the street is required.  

Note: Where this space is proposed to be used as part of the outdoor area associated with a 
dwelling, fencing and landscaping is to be designed to address any privacy needs for that space 
and also to address the streetscape presentation of the development. 

C18 In addition to the building frontage controls in C18 to 19 above, developments are required to 
provide adequate separation between habitable rooms, balconies and non-habitable rooms, in 
order to achieve appropriate sunlight access, natural ventilation and privacy for outdoor spaces 
(refer to Part 4B2.8 - Private and Communal Open Space and Part 4B.5.5 – Solar Access). 

 
Corner Allotments: 

 
C19 New developments on corner lots that present to one primary street and a secondary street are to 

provide a minimum secondary street setback of 3 metres at the second street frontage. 
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Figure 11 - Maximum Building Frontage 
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4B.2.11  Through Site Links and View Corridors 
 

Objectives 
 

O1 To incorporate pedestrian links through new developments, at points where they are most legibly 
and safely connected to the existing street and pedestrian network;  

O2 To optimise visual and physical access to open space areas, pocket parks, buildings with public 
uses and important connecting streets; and  

O3 To support the creation of and enhance existing vegetation and wildlife corridors.  
 

 

Controls  
 

C1 Existing significant views are to be retained and integrated into any new development. 
C2 Building footprints are to take into account the requirement for consolidated open space as well 

as for view corridors. 
C3 If a site has a frontage to two (2) or more streets with a boundary length greater than 25 metres, 

then one through site link to the other street/s is to be provided (refer to Figure 12). 
 

 
 

Figure 12 - Site Links and View Corridors 
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4B.2.11 Heritage 

 

Control 
 

C1 If a development site is in the vicinity of a Heritage Item or a Heritage Conservation Area, or the 
subject site contains a Heritage Item, or is located within a Heritage Conservation Area, 
compliance with Part 3B - Heritage is required. 

C2 Demolition of heritage listed properties is not permitted.  
Note: Refer to Heritage Map within Botany Bay Local Environmental Plan 2013 to see if the site is 
identified as a Heritage Item or within a Heritage Conservation Area. 
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4B.2.12 Consideration of Isolated Sites 
 

Objectives 
 

O1 To promote the efficient use of land;  
O2 To encourage the amalgamation of land parcels into larger development sites for medium density 

housing developments;  
O3 To ensure allotment size is sufficient for development and associated provision of landscaping, 

parking, vehicular and pedestrian access; 
O4 To maintain amenity by having sufficient separation between buildings; and 
O5 To ensure sites are not restricted in their development potential as a direct result of adjoining 

developments. 
 

 

  

Controls  
 

C1 Applicants are to demonstrate to Council’s satisfaction that adjoining parcels not included in their 
development site will be capable of being economically developed.  
Note: This will include establishing appropriate separation distances between adjoining buildings. 

C2 The development will not result in isolated sites which are inconsistent with character of the 
streetscape and will achieve a satisfactory level of residential amenity for adjoining allotments 
(refer to Figure 13). 

C3 Where it is demonstrated by an applicant (with written documentation) that attempts have been 
made to address a potentially isolated site (e.g. an offer to acquire the isolated site and reply from 
the owner of that site) the proposed development will be assessed on its merits.  

C4 Where adjacent sites are developing concurrently, site planning options for development as an 
amalgamated site are to be explored. 

C5 Developments which will result in potential isolated sites are required to address the Land and 
Environment Court Principles on isolation of site by redevelopment of adjacent site(s) (refer to 
http://www.lec.lawlink.nsw.gov.au/lec/principles/planning_principles.html). 
 

http://www.lec.lawlink.nsw.gov.au/lec/principles/planning_principles.html
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Figure 13 - Example of a Potential Isolated Site 
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4B.3 Building Design 
 

Controls  
General 

 
C1 Balcony types that respond to the street context, building orientation and residential amenity are 

encouraged. Partially recessed completely recessed or Juliet balconies will all create different 
façade profiles. 

C2 The use of recessed balconies and deep windows is encouraged to create articulation and define 
shadows thereby adding visual depth to the façade. 

C3 Balustrades are to be detailed to reflect the type and location of the balcony and its relationship to 
the façade detail and material. 

C4 A variety of window types to create rhythm or express the building uses are encouraged (e.g. to 
express the difference between a bathroom window and living room window). 

C5 Facades are to be designed to reflect the orientation of the site using elements such as sun 
shading, light shelves and bay windows as environmental controls, depending on the façade 
orientation.  

C6 All building elements including shading devices, awnings and louvres are to be integrated with the 
overall building design.  

C7 Emphasis is to be given to important street corners by giving visual prominence to parts of the 
façade, for example a change in building articulation, material or colour and/or roof expression. 

C8 Building services such as drainage pipes are to be integrated within the overall façade and balcony 
design of the building. 

C9 Alterations and additions to multi dwelling housing is to reflect the architectural design and 
materials and finishes of the existing dwellings within the site.  
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4B.3.1 Building Entries 
 

Objectives 
 

O1 To encourage entrances that provide orientation for the visitor;  
O2 To provide safe and secure access for residents; and  
O3 To contribute positively to the streetscape and building façade design.  

 
 

  

Controls  
 

C1 Each building entry is to be clearly defined from the street. Each dwelling shall be designed to 
have an individual identity from the street (refer to Figure 14). 

C2 Entrances to individual dwellings are to be well-lit, provide shelter and a safe space to enter the 
building for residents and visitors. The front door is to be orientated to the street and have direct 
access to the street. 

C3 Developments will demonstrate clear lines of transition between the public street, the shared 
communal open space, circulation space and the private open space of individual dwellings (i.e. 
landscaping, paving and fencing can used to define different areas within the development). 

C4 Street numbering and mailboxes are to be clearly visible from the primary street. 
C5 A main pedestrian entry is to be provided where three (3) or more dwellings are proposed within 

a development, and not all dwellings have direct access to the street. The entry is to be separate 
from car parks or car entries. 

C6 Disabled access through the primary entrance to the building will be provided in accordance with 
Part 3C - Access and Mobility. 
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Figure 14 - Example of Building Entry Addressing the Street  
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4B.3.2 Materials & Finishes  
 
 
Objectives 
 

O1 To ensure that new development reflects the existing and Desired Future Character; 
O2 To ensure that the choice of external materials, colour schemes and building details on new 

development reinforces existing development in the locality and enhances the streetscape; 
O3 To encourage the use of energy efficient building materials; 
O4 To ensure that the building and the site can be cleaned and maintained easily; and 
O5 To maximise the life of buildings to reduce energy costs in demolition, reconstruction and 

recycling. 
 

 

Controls  
 

General  
 

C1 New development is to incorporate architectural relief and modulation of facades to avoid a bulky 
appearance. Architectural elements will provide visual interest to the built form. 

C2 A Schedule of Finishes and a detailed Colour Scheme for the building facade shall accompany all 
Development Applications involving building works (refer to Council’s Development Application 
Guide).   

C1 The Schedule of Finishes shall consist of samples of materials and corresponding manufacturer’s 
details and product codes.  Applicants are to use illustrated elevations to document the location 
and composition of materials. 

C3 Materials, colours, architectural details and finishes are to be consistent with those that are 
identified in the relevant character precinct (refer to Part 8 - Character Precincts). If not 
identified in the character precinct natural colours and muted tones and finishes are to be used.  

C4 Reflectivity from building materials used on the facades of new buildings shall not exceed an 
increment level of 20%. 

C5 Roof materials are to be consistent with the character of the area. 
C6 Face brickwork is to be used only where this is common in the immediate vicinity of the proposed 

development. Bricks shall be of a uniform colour, without mottle or wire cut. The use of white pale, 
cream or manganese bricks is not acceptable. 

C7 No expansive use of white, light or primary colours which dominate the streetscape are permitted. 
Primary colours are only to be used for small design features and accents to the building. 

C8 Buildings are to incorporate a higher proportion of masonry to glass. 
C9 Any solar panels are to be integrated into the design of a building. 
C10 Developments are to be constructed using building materials that maximise energy efficiency and 

comply with Part 3H - Sustainable Design.  
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Maintenance 
 

C11 Materials and design detailing will ensure long life and ease of maintenance. In particular: 
(i) Treated timber or metal hinged shutters such as plantation shutters; 
(ii) Glass balustrades; 
(iii) Solar powered venetian blinds; 
(iv) Sliding translucent screens to balconies; 
(v) Adjustable horizontal louvers attached to pergolas; 
(vi) Operability and location of windows to allow ease of cleaning; and 
(vii) Retractable blinds. 

C12 Windows are to be designed to enable cleaning from inside the building. 
C13 Manually operated systems such as blinds, sun shades, pergolas and curtains are preferable to 

mechanical systems. 
C14 Where mechanical systems are selected care is to be taken to ensure that wherever possible they 

could be also manually operated. 
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4B.3.3 Roof Forms and Top Floor Design 
 

Objectives 
 

O1 To ensure the provision of a characteristic roof though the use of similar pitch and materials; and  
O2 To ensure that the top floor of buildings minimises visual bulk. 

 
 

Controls  
 

General  
C1 Buildings should incorporate a pitched roof, except where another roof form is identified in a 

Character Precinct (refer to Part 8 - Character Precincts), or another roof form is more 
compatible with the existing characteristic roof forms in the street. 

C2 Pitched rooves should are to be between 22.5 degrees and 40 degrees.  
C3 Eaves are to be a minimum of 450mm.  
C4 Any exposed structures including plant rooms, air conditioning, ventilation and exhaust systems, 

are to be suitably screened and integrated with the building in order to ensure an integrated 
overall appearance. If a site adjoins another residential development all site facilities are to be 
located away from the development façade fronting the adjoining residential property. 

 
Attics/Dormers 

 
C5 Attics are permitted provided they comply with the definition contained within Botany Bay Local 

Environmental Plan 2013 (refer to Figure 15).  
C6 Any proposed dormer will: 

(i) not exceed a height of 1.5 metres from the base of the dormer to the ridge; 
(ii) not comprise more than one third of the width of the roof plane; 
(iii) not exceed a maximum roof pitch of 30 degrees where the roof meets the external wall; 
(iv) not comprise more than 1/3 of the width of the roof plane upon which they are placed; and 
(v) be designed so that bedrooms or living areas located in the roof cavity have a minimum head 

height of 2.4 metre over 2/3 of the floor area; and 
C7 Balconies are not generally permitted off dormers. The only instance where Council may consider 

a balcony off a dormer is if the balcony is a ‘Juliet’ balcony and where there are no privacy 
impacts. 

C8 An attic is to be contained wholly within a roof space above the ceiling line of the storey 
immediately below, except for minor elements such as dormer windows. 
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Figure 15 - Townhouses with Attics 
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4B.3.4 Fences 
 

Objectives 
 

O1 To define the edges and interface between public and private land; 
O2 To ensure that front fences contribute to a characteristic pattern of fences;  
O3 To enable casual surveillance of the public domain and provide security; 
O4 To provide visual and acoustic privacy where required;  
O5 To contribute positively to the public domain; and  
O6 To allow passive visual surveillance of the public domain by not providing high solid walls.  

 

Controls  
 

General  
C1 Fences are to: 

(i) Provide privacy and security while not eliminating views, outlook, light and air; 
(ii) Be visually permeable at the front of developments and will not obscure views of the building 

and garden areas from the street; 
(iii) Be designed in proportion to the height and size of the building; and 
(iv) Use the designs and materials suitable for the Desired Future Character of the area (refer to 

Part 8 - Character Precincts). 
C2 Decorative timber or metal slat/batten/picket and/or masonry walls are permitted on the street 

frontage. Colourbond fencing is not permitted. 
C3 Retaining walls across street boundaries shall be no more than 1 metre in height and shall be 

located to allow site responsive tree planting within the setback (i.e. shall not restrict planter bed 
dimensions). 

C4 Fences will not obstruct the existing overland flow path or stop or redirect surface waters so as to 
cause a nuisance.  

C5 Where the fence/side returns are to be erected on or adjacent to the common allotment 
boundary, the written consent of the adjacent property owner(s) is required.  

C6 Provision is to be made for access to public utility installations.  
 

Height  
 

C7 Front fences and dividing fences located within the front setback shall be a maximum height of 
1.2 metres.  

C8 Fences must provide a solid base with a maximum height of 400mm, and the top section is to be 
50% transparent through the use of spaced timber or metal pickets (or the like). The length of 
fence/wall is to be divided into segments not exceeding 5 metres. 

C9 Fences fronting a classified road are permitted to be 1.5m in height. 
C10 Fences along a secondary street frontage and which adjoin the private open space of a dwelling 

can have a maximum height of 1.8 metres to provide privacy. The height of the fence is to taper 
down to meet the front fence from the building line.  

C11 The design of fencing over 1 metre in height will take into consideration sightline issues where 
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adjoining a vehicular access. The design of the fence can be modified by setbacks or by using 
splays at least 1 metre x 1 metre in size.  

C12 Screen walls or fences which enclose private open space are to be at least 1.8 metres high to 
maximise privacy.  

 
Fencing that Addresses the Street 

 
C13 Fences are to be designed and constructed with materials similar to those identified in the 

relevant character precinct (refer to Part 8 - Character Precincts) or if not specified consistent 
with scale, material and character of the surrounding fences.  

C14 Any post tops and paling tops visible from the street are to be shaped or tuned in a decorative 
manner that complements the development.  

C15 On busy roads manually operated gates are to be setback a minimum of 5.5 metres from the kerb 
line to allow a vehicle to stand fully off the road. These roads include Botany Road, Beauchamp 
Road, Bunnerong Road, Coward Street, Denison Road, Gardeners Road, O’Riordan Street; 
Robey Street; Wentworth Avenue; and Stephen Road 

C16 Access gates are to be hung so that the direction of swing is inward. 
C17 All fencing is to be designed to highlight entrances, and be compatible with buildings, letterboxes 

and garbage storage areas.  
 
Internal Fencing  

 
C18 Internal fencing is to be designed with landscaping and gardens to reduce the visual impact of 

dwelling walls and in keeping with streetscape and neighbourhood character. 
C19 Internal fencing is to be of timber, brushwood or masonry construction, and the tops are to be 

decoratively treated. Walls are to be in segments of no more than 5 metres. 
C20 Walls and fences are to be divided into segments no longer than 5 metres, at which point there 

will be a change in façade plan, a pilaster feature or an expressed column. Details of wall and 
fence treatment are to be submitted with the Development Application. 

C21 Open style fencing is required where the property is affected by flooding or by an overland flow.  
C22 The maximum height of side or rear fences is 1.8 metres. Front fences and side fences located 

between the street frontage and its respective building line are not to exceed 1 metre in height.   
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4B.4 Site and Building Amenity 

4B.4.1 Dwelling Mix, Room Size and Layout 
 

Objectives 
 

O1 To ensure that dwellings are efficient, have high standards of amenity for residents and satisfy 
environmental performance criteria, such as ventilation and access to natural light; 

O2 To be flexible to suit the occupant’s requirements; 
O3 To ensure residential development contains a mix of residential types (based on the number of 

bedrooms) to increase the potential for a balanced population; 
O4 To ensure adequate provision, design and location of internal facilities; and 
O5 To provide adequate amenity for building occupants in terms of access to sunlight and natural 

ventilation. 
 

 

Controls  
 

C1 Development is to comply with the following minimum dwelling sizes: 
 Studio:              60m² 
 1 bedroom: 75m² 
 2 bedrooms: 100m² 
 3 bedrooms: 130m² 
 4 bedrooms: 160m² 
Note: Dwelling size refers to the area inside the enclosing walls of a dwelling but excludes wall 
thickness, vents, ducts, staircases and lift wells. 

C2 Development having ten (10) or more dwellings shall provide a mix of dwelling sizes and layouts.  
C3 The combined total number of one-bedroom and studio dwellings shall not exceed 25% of the 

total number of dwellings. 
C4 Laundry, food preparation and sanitary facilities are to be provided in a convenient location within 

a dwelling (or a building containing a number of dwellings) and be built appropriately according to 
the function and use of the dwelling. 

C5 Bathrooms and bedrooms are to be separated from living and kitchen areas where possible. 
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4B.4.2 Building Depth  
 

Objective 
 

O1 To provide adequate amenity for building occupants in terms of solar access and natural 
ventilation. 

 
 

Control  
 

C1  The maximum building depth of any development will comply with Figure 17.  
Note: The arrangement of these permissible components may vary; for example an 11 metre 
wide building could have balconies extending into the articulation zone on both sides. 
Note: Adequate building depth in combination with other controls in this Part is required to ensure 
adequate amenity for building occupants. For example a deeper floor plan may be acceptable 
where higher floor to ceiling heights allow solar access or where apartments have a wider 
frontage. 
 

 
 

Figure 16 - Building Depth and Articulation 
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4B.4.3 Ceiling Heights 
 

Objectives 
 

O1 To facilitate natural daylight and ventilation throughout the apartment; 
O2 To increase the sense of space in apartments; and 
O3 To allow the buildings elevations to respond to the street context. 

 
 

Control  
 

C1 High ceilings are encouraged to allow high windows, and greater solar access penetration within 
dwellings.  

C2 High ceilings are encouraged to facilitate natural ventilation through operable high-level windows. 
C3 On lower levels, ceiling heights will not preclude the building from being adapted for a range of 

uses including retail or commercial uses, subject to the permissibility in the zoning of the site.  
C4 Ceiling heights affect façade articulation. Variation in ceiling heights provides opportunities for 

better articulation in the façade. This is particularly important where new buildings are to relate to 
older or heritage buildings within a streetscape.  

C5 High ceilings enable the effectiveness of light shelves in enhancing daylight distribution into 
interiors.  

C6 High ceilings provide greater opportunities for sloped ceilings to improve daylight penetration into 
the centre of a dwelling.  

C7 Development is to comply with the minimum ceiling heights identified in Table 5. 
 

 
 

Table 5 - Minimum Clear Ceiling Heights 
 

Area Minimum Height 
In locations where there is potential for future 
ground floor shop use 

3 metres 

Habitable rooms 2.7 metres 

Dwelling entries 2.4 metres 

Attic space 2.4 metres over 2/3 of the floor area. 

Minimum wall heights in attics 1.5 metres 
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4B.4.4 Solar Access 
 

Objectives 
 

O1 To ensure that all dwellings enjoy reasonable access to daylight and sunlight to improve amenity 
and energy efficiency; 

O2 To ensure that the design of development enhances solar access; and 
O3 To ensure that development does not unreasonably diminish sunlight to neighbouring properties 

and within the development site.  
 

 

Controls  
 

C1 Development is to be designed and sited to minimise the extent of shadows such that solar 
access at the winter solstice (21 June) provides a minimum of 3 hours sunlight between the hours 
of 9.00am and 3.00pm to: 
(i) Private and communal open space within the development; 
(ii) Private and communal open space of adjoining dwellings; 
(iii) Public open space such as parkland; 
(iv) Solar collectors of adjoining development; and 
(v) Habitable rooms within the development and in adjoining residential developments.  

C2 Where the level of solar access to adjoining properties is already below the requirement in C1 
above, the solar access will not be further reduced. 

C3 Developments are to be designed to enhance solar access by incorporating the following 
principles: 
(i) Living areas of dwellings such as kitchens and family rooms are to be located on the northern 

side of dwellings and service areas such as laundries and bathrooms to the south or west;  
(ii) Buildings will be sited to reduce overshadowing on adjoining properties by increasing 

setbacks, staggering of design, variations in roof form and/or reducing building bulk and 
height; 

(iii) Building setbacks may need to be increased to maximise solar access and to minimise 
overshadowing from adjoining buildings; 

(iv)  Building heights may also need to be stepped to maximise solar access;  
(v)  Landscaping is to provide shade in summer without reducing solar access in winter; 
(vi)  All rooms are to contain an external window to provide direct light and ventilation. Exceptions 

may be considered for non-habitable rooms where this cannot be achieved  
practicably and mechanical ventilation can be provided; 

(vii) Building elements such as operable louvers and screens, pergolas, blinds etc are to be used 
to modify environmental conditions where required, such as maximizing solar access in 
winter and provide shading in summer; and  

(viii) Higher window heads enhance sunlight penetration into dwellings (refer to Figure 17). 
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Figure 17 - Design to Enhance Solar Access 
 

. 
 

 
 

 
Shadow Diagrams 

 
C4 Shadow diagrams are to be submitted with Development Applications to illustrate the impact on 

adjoining properties and/or the public domain. The diagrams should are to provide information 
relating to the effect of the proposed development at 9 a.m., 12 p.m. and 3 p.m. on (refer to 
Figure 19 and Figure 20): 
(i) 21 June (mid-winter);  
(ii) 21 December (mid-summer); and   
(iii) 21 March/September (equinox).  
Note: The extent of shadows is to take into account the range of factors that impact on solar 
access, including the slope of the land, aspect, existing and proposed vegetation and the height  
and position of existing buildings and structures, including fences.  
Note: Developments which seek to vary from the minimum standards must are to demonstrate 
how site constraints and orientation prohibit the achievement of these standards.  
Note: Refer to Land and Environment Court Principles on Sunlight. 

C5 Council may request the applicant to provide Elevational Shadow Diagrams at hourly intervals 
demonstrating any potential impact on the windows and doors of neighbouring dwellings (refer to 
Figure 25). 
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Figure 18 - Example Shadow Diagram Required for Proposed Development  

 

 
 

 
 

Figure 19 - Example Solar Access to Adjoining Properties and Principal Private Open Space 
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4B.4.5 Visual Privacy  
 

Objectives 
 

O1 To ensure that development results in a reasonable level of visual privacy for existing and future 
residents; and 

O2 To ensure that visual privacy is provided both within a development and between a development 
and its neighbours.  

 
 

Control  
 

For windows: 
 

C1 Windows are to be located so they do not provide direct or close views into the windows of other 
dwellings, particularly those of living areas.  

C2 Attic windows are not to allow overlooking of adjacent dwellings or their private open spaces. 
Note: The incorporation of high level windows can minimise overlooking (refer to Figure 20).  
Note: An outlook to the street is to be provided from attic windows where appropriate.  

 
For decks and balconies: 
 

C3 Balconies and decks will minimise overlooking of living areas and private open spaces of 
adjoining dwellings; 

C4 Screening devices are to be incorporated on decks and balconies greater than 1 metre above 
ground level, to mitigate potential loss of privacy; 

C5 The number of windows directly overlooking adjacent dwellings is to be kept to a minimum. 
Where windows unavoidably overlook adjacent properties, they will have high sills (1500mm is 
suggested), frosted glazing, be screened or use some other method to maximize privacy; 

C6 Facing windows closer than 9 metres require privacy measures such as those suggested in 
Figure 21; and  

C7 Upper floor balconies or roof terraces may not be permitted where overlooking of private open 
space of adjacent dwellings may occur. 
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Figure 20 - Attic Windows Designed to Enhance Privacy 

 

 
 

 
 

Figure 21 - Examples of Privacy Measures 
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4B.4.6 Acoustic Privacy 
 

Objective 
 

O1 To ensure that all residents are provided with a reasonable level of acoustic privacy. 
 

 

Controls  
 

General  
 
C1 An acoustic report prepared by a certified acoustic consultant is to be submitted with the 

Development Application addressing the requirements detailed in Controls C2, C3 and C4. 
C2 New dwellings shall be designed and constructed to comply with the criteria specified in Table 6 for 

all noise intrusion from external noise sources (including mechanical services noise from within the 
development itself). 

C3 Where: 
a.  the height of the proposed development is higher than the existing height of the localised 

building stock; and  
b. the proposed development has a direct line of sight to the seaport and/or the airport; 

an acoustic assessment by an accredited acoustic consultant is required which takes into account 
noise from the operations of Port Botany and Sydney Kingsford Smith Airport 

C4 Where multiple dwellings are provided within the same building, the building shall be designed and 
constructed to comply with the requirements of the BCA regarding acoustic insulation and noise 
transmission of walls and floors. In order to meet these requirements, the following design measures 
are to be incorporated in the development: 
(i) Buildings are to be designed and rooms positioned to reduce noise transmission within and 

between dwellings;  
(ii) Bedrooms are to be designed so that wardrobes act as sound buffers between rooms or 

dwellings; 
(iii) Windows and doors will be located away from external noise sources, or buffers used where 

separation cannot be achieved; 
(iv) Materials with low noise penetration properties will be used where practical;  
(v) Locate bedrooms and private open spaces away from noise sources such as garages, 

driveways, mechanical equipment and recreational facilities (such as swimming pools, tennis 
courts or play equipment); and 

(vi) Mechanical equipment, such as pumps, lifts or air conditioners will not be located adjacent to 
bedrooms or living rooms of dwellings on adjoining properties.  
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Table 6 - External Noise Intrusion Criteria 

 

Internal area Time 
Repeatable Maximum 

Laeq (1 Hour) with 
closed windows and 

doors 

Repeatable Maximum Laeq 
(1 Hour) with open windows 

and doors 

Living areas  Day or 
Night  < 40 dBA  <50dBA 

Sleeping Areas  Day or 
Night  < 40 dBA  <50dBA 

 
Aircraft Noise 

 
C5 New dwellings on land within the Australian Noise Exposure Forecast (ANEF) Contour 20 or 

higher shall be designed and constructed in accordance with current Australian Standard AS 
2021 (Acoustic Aircraft Noise Intrusion-Building siting and Construction) and Part 3J - 
Development Affecting Operations at Sydney Airport.  
Note: Details to be included in the Development Application submission.  

C6 New or higher density residential development which, in the opinion of Council is considered to 
be aircraft noise sensitive will be permitted where the property is located within the 30+ ANEF 
contour. 

C7 The introduction of noise abatement measures to achieve compliance with the current AS 2021 
will be designed in a manner that does not compromise the architectural design of a building or 
impact on the character of an existing streetscape.  

 
Road and Rail Noise 

 
C8 In accordance with cl.87 (3) and cl.102 (3) of SEPP (Infrastructure) 2007, an acoustic report 

prepared by a certified acoustic consultant will be submitted at development application stage to 
demonstrate compliance with this Guideline. Development on land which is on or is within 100 
metres of a railway corridor, a road corridor for a freeway, a tollway, a transit way or any other 
road with an annual average daily traffic volume of more than 40,000 vehicles (based on the 
traffic volume data published on the website of the RMS) will consider the requirements of the 
Development Near Rail Corridors and Busy Intersections – Interim Guideline (19 December 
2008).  

C9 Where dwellings are located on busy/classified  roads the following are to be incorporated into 
the design of the development to reduce traffic noise within the dwelling:  

(i) Cavity brick walls;  
(ii) Double glazing;  
(iii) Solid core doors;  
(iv) Concrete floors; and  
(v) Recessed balconies. 
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4B.4.7 Vibration & Excavation 
 

Objective 
 

O1 To ensure that dwellings are not adversely impacted upon by vibrations from railways and 
roadways.  

 
  

Control 
 

C1 In accordance with Clause 87 of SEPP (Infrastructure) 2007 any proposed excavation exceeding 
2 metres in depth on land within or above a rail corridor or within 25 metres from (measured 
horizontally) of a ground or below ground rail corridor will consider the requirements of the  
Development Near Rail Corridors and Busy Intersections – Interim Guideline (19 December 
2008). 

C2 Any excavation adjacent to RMS infrastructure will comply with the requirements of the Technical 
Direction (GTD 2012/001) – Excavation Adjacent to RMS Infrastructure. A copy of this Technical 
Direction can be downloaded via the following link:  
http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html  
 

http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html
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4B.4.8 Storage 
 

Objectives 
 

O1 To provide secure storage for sporting, leisure, fitness and hobby equipment; and 
O2 To provide storage for everyday household items within easy access of the dwellings living areas. 

 
 
  

Controls  
 

C1 At least 50% of the storage provided within the dwelling is to be accessible from either the hall or 
living area. The remaining 50% of the storage may be located in the basement car park and 
allocated to the individual dwelling. 

C2 Accessible and adequate storage facilities are to be provided at the following minimum rates:  
 Studios:                               6m³ 
 1 bedroom dwelling:          8m³ 
 2 bedroom dwellings:        10m³ 
 3+ bedroom dwellings:      12m³ 

C3 The storage area separate from the dwelling is to be secured within the garage car parking area. 
C4 Storage areas are to have a minimum height of 1.5 metres. 
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4B.4.9 Site Facilities 
 

Objectives 
 

O1 To ensure that adequate provision is made for site facilities, such as clotheslines and storage 
areas, in the design of the development; 

O2 To ensure that site facilities are accessible to all residents; 
O3 To ensure that site facilities are thoughtfully integrated into development and are unobtrusive; and 
O4 To maximise opportunities for use of solar energy and natural ventilation for clothes drying. 

 
 

Controls  
 
General  

 
C1 Development is not to be carried out on the land until arrangements satisfactory to Sydney Water 

have been made for the provision to the land of water and sewerage services. 
C2 The name and address of the premises shall be displayed in a position that is clearly visible from 

the street and / or service lane to assist identification and deliveries. 
C3 Mailboxes shall be provided in accordance with Australia Post’s requirements.  
C4 Adequate and appropriate unit numbering is to be provided. 
C5 Garbage storage and collection points are to comply with the provisions of Part 3M - Waste 

Minimisation and Management. 
C6 Satellite dishes where they are situated in rear courtyards, etc. are to be less than 1.8 metres 

above ground or not visible above any fence surrounding the site. 
C7 One (1) telecommunications/TV antenna will be permitted for each building. 
C8 The existing above ground electricity and telecommunication cables within the road reserve and 

within the site shall be replaced, at the applicant’s expense, by underground cable and 
appropriate street light standards, in accordance with the Energy and Communication Provider’s 
guidelines. The applicant shall bear the cost of the new installation and the first 12 months of 
additional street light charges. 

C9 Any electrical kiosk, fire booster assembly or similar utilities will be in a location that is visible from 
the main entrance of the development, unable to be obstructed, and readily accessible to vehicles 
and service staff.  

C10 Fire booster assemblies are to be a minimum of 10m distance to an electrical kiosk, and housed 
within the external face of the building structure or in a built enclosure with screen doors. The 
enclosure is to be integrated with the architectural design of the development and compliant with 
AS2419.  
Applicants are encouraged to provide landscaping that will not impede access to, and effective 
use of, the utilities to reduce the visual impact of the utilities on the streetscape and public 
domain. 

C11 New foot paths shall be appropriately located within the street with consideration for obstruction 
caused by electrical pillar associated with the undergrounding of mains power. 
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Air Conditioners  
 

C12 Air conditioning units will not be installed on the front façade of a building, and are not to be visible 
from the street. 

C13 Air conditioning units will not be installed within window frames or otherwise obscure a window. 
C14 The noise level from air conditioning systems is not to exceed the LAeq 15 minute by 5dBA, 

measured at the property boundary. 
 
Drying Facilities  

 
C15 Sunlight is required to be available to clothes drying facilities for at least 3 hours on June 21 to a 

plane 1 metre above finished ground level under the drying lines. 
C16 Open air, secure clothes drying facilities are to be provided in all housing developments.  
C17 Clothes drying areas will be easily accessible by all residents and visually screened from public 

street and recreation areas.  
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4B.4.10 Safety and Security 
 

Objectives 
 

O1 To reduce opportunities for crime through the use of natural surveillance, building design and 
siting; and 

O2 To ensure a high level of personal safety for people who use or visit the building. 
 

 

Controls  
 

C1 Development will comply with Part 3I - Crime Presentation, Safety and Security.  
C2 To enhance safety and security, developments will be designed to: 

(i) Enable casual surveillance of streets, open space and entrances to buildings and communal 
areas (refer to Figure 22); 

(ii) Minimise access between roofs, balconies and windows of adjoining developments; 
(iii) Provide adequate lighting to communal areas, driveways, accessways, car park areas and 

open space. An internal lighting proposal is required;  
(iv) Avoid blank walls addressing the street frontage and other public places. Where it is 

unavoidable, planting for screening purposes or anti-graffiti paint is to be used; 
(v) Maintain sight lines along pathways (i.e. avoid blind corners or hiding places); 
(vi) Use materials and features (such as street furniture, pavers, fencing and landscaping) to 

clearly distinguish between public, communal and private domains; 
(vii) In public areas, use materials that discourage vandalism (i.e. non-porous surfaces such as 

glazed ceramics or treated masonry). Robust materials, anti-graffitti finishes and surface 
treatments are to be used; 

(viii) Provide locks on doors and windows, and viewers to doors; 
(ix) Provide lighting to communal areas (laundries, garbage storage, pathways, lobbies, car 

parking areas and stairwells); and 
(x) Locate shared facilities in areas that are well lit and will be well located.  

C3 Where security devices are required they shall be of a design that is consistent with the design of 
the development. They will be of a simple design that does not detract from the design or 
architectural features of the house. 
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Figure 22 - Passive Surveillance 
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4B.4.11 Car & Bicycle Parking and Vehicle Access  
 

Objectives 
 

O1 To provide for safe vehicle access to and from the site;  
 

O2 To ensure the provision of adequate on-site car parking and vehicle access for circulation and 
manoeuvring of vehicles; 
 

O3 To ensure that on-site car parking does not dominate or detract from the appearance of the 
development and the local streetscape; 
 

O4 To ensure that parking areas and access routes are integrated within the landscape design; 
 

O5 To ensure a high standard of surface finish;  
 

O6 To minimize the visual impact of expansive driveway surfaces; and 
 

O7 To ensure that traffic generated by a development does not have adverse impacts to the 
operation of surrounding road networks.  

 
 

Controls  
 

General  
 

C1 Car parking areas are to be located and designed to: 
(i) Conveniently and safely serve users, including pedestrians, cyclists and vehicles; 
(ii) Enable the efficient use of car spaces and access ways, including adequate 

manoeuvrability for vehicles between the site and the street; 
(iii) Fit in with any street network hierarchy and the objectives of that hierarchy and with any 

other related local traffic management plans; 
(iv) Be cost-effective; and 
(v) Not dominate or detract from the appearance of the development and the local streetscape. 

C2 All developments will comply with the car and bicycle parking rate requirements for residents and 
visitors within Part 3A - Car Parking.  
Note: Small car parking bays are not permitted.  

C3 Garages and carports are not to be the dominant feature of the building façade. These structures 
will be subservient in scale to the development, and integrated and compatible with the overall 
design in terms of height, form, materials, detailing and colour. 

C4 Gun barrel driveways are to be avoided unless overtaking bays are provided every 30 metres 
along the driveway.  

C5 Driveways are not to dominate the street. This can be achieved by using a single driveway 
crossing to serve multiple dwellings within the site.  

C6 Landscaping is to be used to soften and screen car parking areas from adjoining properties and 
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the street and to provide shade for parked vehicles. 
C7 Visitor’s car parking spaces shall be labelled clearly and resident car parking shall be numbered 

to the relevant dwelling. 
C8 For development with 20 or more dwellings, provision is to be made for furniture removalist 

vehicles to be able to park within the site. The size of furniture removalist vehicles shall be 
assumed to be a Medium Rigid Vehicle (MRV) as defined in AS2890.2 

C9 Basement car parking will: 
(i) not protrude further than 1.2 metres out of the ground when measured from natural ground to 

theunderside of the ground floor slab of the building;   
(ii) be located under the building footprint of the dwellings; 
(iii) not extend under dwelling balconies or landscaped areas;  
(iv) be located under balconies or landscaped areas are to be included in site coverage 

calculations; 
(v) be designed to have adequate vertical clearance for the largest vehicle accessing the 

basement car parking area; and 
provide natural light and ventilation where practical.  

C10 Stacked car parking is only permitted where the parking bays are allocated to one (1) dwelling.  
C11 Development Applications which proposed 20 or more dwellings are required to submit a Traffic 

and Parking Impact Study.  
C12 Vehicular access driveways and the top part of ramps visible from the street are to form part of 

the overall landscape design.  
 
Material  

 
C1 Stencilled concrete and exposed aggregate are unacceptable as they do not stand up well to the 

traffic movement and frequent turning common in multi-unit housing developments. 
 

C2 Concrete is acceptable but is required to be broken up or given visual interest by incorporating 
unit paving and/or different concrete finishes. Large concrete expanses (plain or coloured) are to 
be limited, particularly in pedestrian areas (refer to Figure 23).   
 
Note: If pavers are utilised they are to be laid on a concrete slab.  
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Figure 23 - Driveway Materials Must Be Attractive   
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4B.4.12 Access 
 
Access for all residents and visitors will be considered in multi dwelling housing developments.  
 

Objective 
 

O1 Provide easy access for all, including people with prams and people that use wheelchairs or have 
walking difficulties or sight, hearing or intellectual impairment. 

 
 

Controls  
 

C1 All applications are to include a statement on how the development will comply with the provisions 
of the Disability Discrimination Act and comply with Part 3C - Access and Mobility.  

C2 Multi-unit developments will have night lighting along all driveways and footpaths throughout the 
site. 

C3 Ramps will have gradients not exceeding 1 in 14, and have an even, non-slip surface. 
C4 Unnecessary barriers to direct access will be avoided. 
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4B.5 Social Considerations 

4B.5.1 Adaptable Housing 
 
Those who design, build, own, manage, lease, operate, regulate and use premises have responsibilities to 
comply with the Disability Discrimination Act, 1992 (DDA). The DDA seeks to eliminate bias against people 
with disabilities and protect their rights. The DDA states that failure to provide equal access is unlawful, unless 
to do so would impose an unjustifiable hardship. 
 

Objectives 
 

O1 To provide housing for people with disabilities or mobility needs with the community; and 
O2 To ensure the provision of equitable access to meet the housing demands of a cross section of 

people within the community. 
 

Controls  
 

C1 Development will comply with Part 3C - Access and Mobility.  
C2 A statement from the architect or builder will be submitted with the development application 

certifying that the adaptable dwelling has been designed in accordance with the provisions of the 
Australian Standards AS 4299-1995 Adaptable Housing.  
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4B.6 Multi Dwelling Housing in Association with Neighbourhood 
Shops in Residential Zones 
 
This Part applies to  multi dwelling housing development proposed in association with neighbourhood shops. 
Shop top housing and mixed use development are to be prepared in accordance with Part 4C, SEPP 65 and 
the Apartment Design Guide.  
 

Objectives 
 

O1 To ensure that local shops located within residential development are compatible with and 
respectful to the character of the residential area in which they are sited; 

O2 To ensure the design of the development distinguishes and separates the residential and non-
residential functions of the building; and  

O3 To minimise the conflicts between vehicular access, parking and pedestrian movement. 
 

 

Controls  
 

C1 The development is to comply with the provisions of Botany Bay Local Environmental Plan 2013. 
C2 The shop component will be located at ground level. 
C3 Adequate storage space is to be provided for the use of the shop. 
C4 The residential component of the development will be integrated with the shop and not developed 

as separate enclaves within the site. 
C5 Noise insulation measures are to be incorporated into the development with particular attention to 

shared ceiling/floors and walls. 
 

Built Form and Appearance 
C6 The building is to be designed to encourage uses that will enhance and promote active street 

front activities. 
C7 The layout and design of the building ensures privacy for dwellings within the development. 

 
Site Facilities 

C8 Site facilities including storage, mailboxes, and garbage collection points, are to reflect the 
demands of both the residents and occupants of the dwellings and neighbourhood shops,  and 
are to be conveniently located within the development. 

 
Parking, Servicing and Access 

C9 The design of parking areas and loading facilities takes into account the use of these areas by a 
range of activities and will minimise any conflicts that may arise as a result of the multiple use of 
these facilities. 

C10 Visitor parking for the shop component shall be conveniently located, identified as such, and 
accessible to the general public. Visitor parking is not to be located behind any security grill or 
gate. 
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4B.7  Conversion of Existing Non-Residential Buildings to Multi 

Dwelling Housing 
 
Clause 6.11 of BBLEP 2013 permits with prior Council consent the adaptive reuse of existing buildings and 
land for multi dwelling housing in Zone R2 Low Density Residential subject to a list of criteria, which includes 
consistency with the streetscape and in keeping with residential amenity. 
 
Height and FSR are to comply with the provisions of the BBLEP 2013. Provided the impacts on the locality are 
considered reasonable, Council may permit non-compliances in some circumstances. However, in accordance 
with Clause 4.6 of BBLEP 2013 the applicant will submit with a Development Application a written request that 
seeks to justify the contravention of any development standard by demonstrating: 

(i) That compliance with the development standard is unreasonable or unnecessary in the circumstances 
of the case; and 

(ii) That there are sufficient environmental planning grounds to justify contravening the development 
standard. 

 

Objectives 
 

O1 To provide for the adaptive reuse/conversion of existing buildings and sites to multi dwelling 
housing; and  

O2 To provide for development that is compatible with the existing streetscape and respects 
residential amenity. 

 
 

  
Matters for Consideration  
 

C1 Before granting consent for development referred to in Clause 6.11 of BBLEP 2013, Council is to 
take into consideration the following matters: 
(i) The impact of the development on the scale and streetscape of the surrounding locality; 
(ii) The suitability of the building or site for adaptive reuse; 
(iii) The degree of modification of the footprint and façade of any existing buildings on the site; 
(iv) The impact of the proposal on the scale and streetscape of the surrounding locality; 
(v) The impact on surrounding properties, particularly in respect to overshadowing, loss of 

privacy, and visual intrusion; 
(vi) The impact on the future residents of the building, caused by surrounding properties, from 

dust, odour and noise; 
(vii) Noise attenuation of the building to comply with the relevant Australian Standards; 
(viii) Sources of potential contamination; 
(ix) The proximity and accessibility of the building and/or site to public transport; 
(x) The impact on employment opportunities in the area; 
(xi) The size and  mix of dwellings; and 
(xii) The impact on traffic and parking and the nature of the surrounding streets. 
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C2 Development is to comply with the provisions outlined in this Part. Where the development is 
unable to comply due to inherent site constraints, the Statement of Environmental Effects is to 
adequately address the non-compliance, and the application will be assessed upon its merits.  
 

C3 Landscaping is to be provided in form of: 
(i) Roof gardens or planter boxes (not pots) on balconies or landscaped terraces; and 
(ii) At-grade deep soil landscaping within the front setback to the street.  
 
Note: Council’s street trees cannot be utilised as the sole source of screening or softening for a 
development of this type. 
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4C.1 Introduction 

4C 1.1 Land to which this Part Applies 
 
In 2015 the Department of Planning & Environment amended the State Environmental Planning Policy No. 65 
– Design Quality of Residential Flat Development.  
The SEPP is now titled State Environmental Planning Policy No. 65 – Design Quality of Residential Apartment 
Development, and applies to development that includes: 

• Residential Flat Buildings; 
• Top Shop Housing; and 
• Any residential component of a Mixed Use Development. 

 
The term ‘Apartment’ has replaced the term ‘Residential Flat’ in the SEPP. For the purposes of the BBDCP 
and BBLEP, the terms have the same meaning. 
 
This Part applies to residential flat buildings which are a type of residential accommodation under Botany Bay 
Local Environmental Plan 2013, defined as: 
 

“a building containing 3 or more dwellings, but does not include an attached dwelling or multi dwelling 
housing.” 

 
Apartment buildings are permitted in the R2 Low Density Residential Zone in certain circumstances where 
they provide for the adaptive re-use of existing non-residential buildings and sites for residential 
accommodation.  
 
For controls relating to mixed use development (where commercial and residential uses are proposed within 
the one building) in the business zones (i.e. B2 and B4) refer also to Part 5 - Business Centres.  
 
This Part aims to create a high standard of residential amenity and encourage good urban design within the 
City of Botany Bay. Apartment buildings are also required to comply with the principles and provisions of State 
Environmental Planning Policy No. 65 (SEPP 65) – Design Quality of Residential Apartment 
Development and the Apartment Design Guide (ADG).  
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4C.1.2 General Objectives and Controls 
Objectives 

 
O1 To ensure residential flat development is compatible  with and complementary to the streetscape 

and consistent with the relevant Character Precinct; 
 

O2 To provide detailed design objectives and controls that encourage innovative design, which 
positively responds to the character and context of the locality; 
 

O3 To maintain and encourage compatible architectural styles within residential areas; 
 

O4 To encourage development which creates a high standard of amenity, promotes a safe living 
environment; and makes better use of existing infrastructure; 
 

O5 To ensure that new development considers the principles of ecologically sustainable development 
(ESD); 
 

O6 To provide for a range of housing types and forms to accommodate a diverse and changing 
population; and  
 

O7 To ensure apartment buildings comply with the principles and provisions of State  Environmental 
Planning Policy No. 65 and the Apartment Design Guide. 

 

Controls  
 

C1 Development will comply with the principles and provisions of SEPP No. 65 and the provisions of 
the ADG. The provisions of this DCP are in addition to the provisions contained within the ADG.  

 
C2 In a Development Application, applicants must demonstrate how a development achieves the 

objectives outlined in Parts 3 and 4 of the ADG, in addition to controls found within the Botany 
Bay DCP.  
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4C.2  Site Design 
 
4C.2.1 Design Excellence 
 

Objectives 
 

O1 To provide detailed design objectives and controls that encourage innovative design that 
positively responds to the character and context of the locality; 

O2 To create a highly liveable urban place, through promotion of design excellence in all elements of 
the built environment and public domain; and 

O3 To encourage well designed buildings that minimise the bulk and scale of the built form. 
 

 

Controls  
Design Excellence 
 

C1 Create high quality architecture which integrates environmental and social sustainability design 
principles early in the design process, to ensure equitable access to all.  

C2 Design development to promote good health and social wellbeing.  
C3 Respond positively to the existing and desired future neighbourhood character and urban context. 
C4 Identify sites that require special design consideration. 
C5 Create dynamic and inclusive public domains that contribute to a sense of place. 
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4C.2.2 Streetscape Presentation 
 

Objectives 
 

O1 To ensure that development recognises predominant streetscape qualities (i.e. setbacks & design 
features); 

O2 To encourage innovative design that responds to the character of the area and the streetscape 
context; 

O3 To ensure that garages, carports and driveways do not dominate the streetscape; and 
O4 To maintain the characteristic building orientation and siting. 

 
 

Controls  
 

General  
 

C1 New development must be compatible in building bulk and scale with adjoining residential 
developments and reflect the patterns of buildings in the streetscape. It must respond to building 
setbacks, building height and treatment of the building facades (refer to Figure 2). 

C2 Development must comply with the following: 
(i) The maximum length of any building is 24 metres; and 
(ii) Façades must be articulated and employ materials and finishes to enhance and complement 

the character of the streetscape.  
C3 Buildings must be sited to address the street and relate to neighbouring buildings. Developments 

on sites with two or more frontages are to address both frontages.  
Buildings that are oriented contrary to the established development pattern are intrusive and are 
not permitted (refer to Figure 3). 

C4 Street corners must be addressed by giving visual prominence to parts of the building façade, 
such as a change in building articulation, materials, colour, roof form or height. 

 
 

 
Figure 2 - Street Continuity 
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Figure 3 - Street Orientation  
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4C.2.3 Height 
 

Objectives 
 

O1 To ensure that the height and scale of development is consistent with the streetscape and 
complements the scale, massing and design of adjoining development; and 

O2 To ensure that any visual impact, loss of privacy, loss of views or overshadowing on neighbouring 
properties, are within acceptable limits. 

 
 

Controls  
 

C1 New buildings are to consider the topography and shape of the site and respond to the 
predominant and characteristic height of buildings within the neighbourhood.  

C2 The maximum number of storeys must not exceed that identified in the relevant character 
statement for each precinct as set out in Part 8 - Character Precincts. If the maximum number of 
storeys is not identified in Part 8, the maximum number of storeys must be consistent with the 
existing characteristic building height set by the immediately surrounding apartment buildings.  

C3 The building height and bulk of developments must be distributed on the site to ensure that there 
is no significant loss of amenity to adjacent sites and open space. Council may require a 
reduction in permissible height where a building would have unacceptably adverse impacts in 
regards to: 

(i) The overshadowing of a dwelling, private open space or public open space;  
(ii) An inappropriate transition in built form and landuse intensity;  
(iii) The design excellence of a building;  
(iv)  View loss; or 
(v) The Obstacle Limitation Surface. 

C4 Development will comply with the Civil Aviation Safety Authority (CASA) requirements. 
 

 
 

Figure 4 - Characteristic Building Height 
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4C.2.4 Landscaped Area and Deep Soil Planting 
 

Objectives 
 

O1 To increase tree and landscape coverage within the City of Botany Bay through the retention of 
existing vegetation and providing substantial new plantings and landscaping; 

O2 To effectively and substantially ameliorate the development through site responsive, appropriate 
and strategic landscaping; 

O3 To enhance the usability, liveability and functionality of open spaces on the site; 
O4 To improve microclimate and solar performance around buildings through landscaping and in the 

design and position of open spaces; 
O5 To enhance the public domain at the edge of new development and 
O6 To increase natural stormwater filtration and decrease impervious surfaces and runoff. 

 
 

Controls  
 
General  
 
C1 A residential flat development must have a minimum landscaped area of 35% and a maximum hard 

landscaped area of 20%. 
C2 Development Applications must include a plan clearly identifying how hard and landscaped areas 

have been calculated (refer to the Part 3L - Landscaping and Tree Management and Council’s 
Development Application Guide and above definitions  

C3 Landscaped areas must be effectively distributed on the site to minimise the dominance of buildings, 
structures and paving when viewed from the street, public places and surrounding properties.   

C4 Green roofs and walls are not counted in the landscaped area calculations for the site. Refer to Part 
3L – Landscaping and Tree Management. 

 
Trees 
 
C5 Street trees are to be accurately indicated on the landscape plan and are to be maintained.  
C6 Existing mature trees in good health and condition, are to be retained through the appropriate siting 
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of buildings, car parks, basements, pools, ancillary buildings, driveways and hard stand areas.  
Note: Development Applications must identify what measures are proposed to protect existing trees 
during construction (refer to Part 3L - Landscaping and Tree Management). These trees are to be 
incorporated into the landscape setback or communal open space. It must be ensured that the 
setbacks dimensions are adequate to all the survival of existing trees. 

 
Planter Beds 
 
C7 Planter beds will be a minimum of 1 metre in width and support appropriate soil depth and plant 

selection. 
C8 Long narrow linear planting areas are to be avoided.  
 
 
 
Paving and Driveways 
 
C9 No more than one-third (1/3) of the front landscaped setback will be paved.  
C10 Impervious pavements are to be limited. Pavements are to incorporate WSUD, permeable 

pavements and drainage of pavements to garden beds.  
C11 Driveways and pathways will be located at least 1.5 metres from common boundaries to allow for a 

continuous landscaped buffer strip to the side boundary. The landscape strip must contain tall screen 
planting that retains foliage to the ground.  

C12 Driveways are not to dominate the street setback zone so as to maximise deep soil landscaping 
areas and green road verges. They must be sited to retain existing trees and street trees. 

 
Public Domain 
 
C13 Landscaping in the public domain is to reinforce existing streetscape planting themes and patterns. 

Council may require street tree planting, landscaping and paving of the public footway, this must be 
included in the Landscape Plan.  

C14 Awnings are to be sized to adequately accommodate street trees. In addition, ground floor street 
frontages must be recessed into the building to provide an ample undercover passage without 
impacting street tree planting. 
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4C.2.5 Open Space 
 

Objectives 
 

O1 To ensure residents are provided with high quality outdoor amenity; 
O2 To ensure that private open space is designed to provide residents with quality usable private  

outdoor living areas; 
O3 To ensure that private open space is designed for privacy, solar access, and is well integrated 

with living areas; 
O4 To ensure the provision of high quality recreational facilities that are appropriate to the needs of 

the residents; 
O5 To ensure the adequate provision of accessible communal for residents for passive and active 

recreation opportunities;  
O6 To ensure the provision of functional, usable and liveable communal open space for residents and 

to encourage social interaction; and 
O7 To ensure that communal open space receives solar access for a minimum of 3 hours in winter. 

 
 
Controls 
 
Open Space 
 

C1 Development will be designed to respond to the opportunities and constraints identified in the Site 
Analysis Plan. 

C2 Open space should be considered early on during site planning to provide a visual focus for the 
development, ideal siting for solar access, and to enable preservation of existing trees. 

C3 Open space will be designed to: 
(i) Encourage positive outlook, respite  and attractive internal views;  
(ii) Provide building separation and achieve a balance between open space and built form; 
(iii) Provide visual and acoustic privacy and an area of good solar access for recreational 

purposes; and 
(iv) Through location, arrangement and design provide functional, usable and liveable 

spaces for a mix of recreational pursuits. 
C4 Utility areas, driveways and areas with a dimension of less than 3 metres (ie. access and 

pathways) are not considered open space.  
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4C.2.6 Setbacks  
 

Objectives 
 

O1 To improve the local character and streetscape qualities by reinforcing existing alignments and 
setbacks;  

O2 To provide separation between buildings and ensure adequate space for landscaping; 
O3 To reduce the impact of development on adjoining dwellings in terms of visual and acoustic 

privacy, solar access and ventilation; and 
O4 To create cohesive streetscapes with consistent building alignments particularly at ground level 

and that accommodate canopy street tree planting. 
 

 

Controls  
General  
 

C1 No part of a building or structure (including basement car park, driveways and OSD/infiltration 
systems) is to encroach into the front, side and rear building setback zone. 

C2 All front, side and rear setbacks are to provide deep soil zones to allow unencumbered planting 
areas. 

C3 Development is to be designed to create spatial separation between the buildings to: 
(i) Minimise bulk and scale of the building; 
(ii) Allow contiguous deep soil planting and landscaping; 
(iii) Ensure adequate exposure to sunlight and ventilation; and  
(iv) Create a buffer for visual and acoustic privacy.  

C4 Setbacks are to maximise the retention of existing trees and their root systems and may need to 
be variable to achieve this (includes trees on adjoining properties).  

C5 Awnings and balconies are to be 
(i) set back a minimum of 1.5 metres from the kerb on a classified road; 
(ii) set back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres 

from an intersection of a local road with a classified road; and  
(iii) set back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres 

from any signalised intersection. 
 
Front Setbacks 
 

C1 Building setbacks from the existing front boundary must match the setback of adjoining 
properties, but must be a minimum of 3 metres or 4 metres if fronting a classified road. 
Note:  A classified road is a road within the SP2 Zone. 

C2 Where land dedications are required resulting in a new boundary line all setbacks must be 
provided from this new boundary line, including basement car parking setbacks. 
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4C.2.7 Through Site Links 
 

Objectives 
 

O1 To incorporate pedestrian links through new developments, at points where they are most legibly 
and safely connected to the existing street and pedestrian network;  

O2 To optimise visual and physical access to open space areas, pocket parks, buildings with public 
uses and important connecting streets; and 

O3 To support the creation of and enhance existing vegetation.  
 

 

Controls  
 

C1 Building footprints are to take into account the requirement for consolidated open space as well 
as for view corridors. 

C2 If a site has a frontage to two (2) or more streets with a boundary length greater than 25 metres, 
then one through site link to the other street/s must be provided (refer to Figure 9). 

 
 

 
Figure 9 - Site Links and View Corridors 
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4C.2.8 Consideration of Isolated Sites 
 

Objectives 
 

O1 To promote the efficient use of land; 
O2 To encourage the amalgamation of land parcels into larger development sites for medium density 

developments; 
O3 To ensure allotment size is sufficient for development and  associated provision of landscaping, 

parking, vehicular and pedestrian access; 
O4 To maintain amenity by having sufficient separation between buildings; and  
O5 To ensure sites are not restricted in their development potential as a direct result of adjoining 

developments. 
 

 

Controls  
 

C1 Applicants must demonstrate that adjoining parcels not included in their development site will be 
capable of being economically developed as required by Council as part of the development 
assessment process for their site. This will include establishing appropriate separation distances 
between adjoining buildings.  

C2 The development of existing isolated sites is not to detract from the character of the streetscape 
and is to achieve a satisfactory level of residential amenity for its occupants (refer to Figure 10).  

C3 Where it is demonstrated by an applicant (with written documentation) that attempts have been 
made to address a potentially isolated site (i.e. an off to acquire the isolated site and reply from 
the owner of that site) the proposed development will be assessed on its merits.  

C4 Where adjacent sites are developing concurrently, site planning options for development as an 
amalgamated site are to be explored. 

C5 Developments which will result in potential isolated sites are required to address the Land and 
Environment Court Principles on isolation of site by redevelopment of adjacent site(s) (refer to 
http://www.lec.lawlink.nsw.gov.au/lec/principles/planning_principles.html). 

 
 
 
  

http://www.lec.lawlink.nsw.gov.au/lec/principles/planning_principles.html
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Figure 10 - Example of a Potential Isolated Site 
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4C.3 Building Design 

4C.3.1 Building Entries 
 

Objectives 
 

O1 To encourage entrances that provide identification and orientation for the visitor; 
O2 To provide safe and secure access for residents; and 
O3 To contribute positively to the streetscape and building façade design. 

 
 

Controls  
 
C1 Entrances must provide shelter and be well-lit and safe spaces to enter the building, meet and collect 

mail (refer to Figure 12). The front door must be visible from, and have direct access to, the street.  
C2 A main pedestrian entry is to be provided within a development. The entry is to be separate from car 

parks or car entries. Disabled access through the primary entrance to the building must be provided. 
C3 Street numbering and mailboxes must be clearly visible from the primary street. 
C4 Devices such as open fencing may be necessary along the front boundary to ensure visibility and 

security of the entry. 
Note:  Entrances to dwellings are to provide shelter, and well-lit safe spaces to enter the building 
for residents and visitors.  

C5 Mailboxes are to be designed and provided so that they are convenient for residents and do not 
clutter the appearance of the development from the street. 

 
 

Figure 12 - Example of Building Entry Addressing the Street 
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4C.3.2 Fences 
 

Objectives 
 

O1 To appropriately define the edges and interface between public and private land; 
O2 To ensure that front fences contribute to a characteristic pattern of fences; 
O3 To enable casual surveillance of the public domain and provide security; 
O4 To provide visual and acoustic privacy where required;  
O5 To contribute positively to the public domain; and 
O6 To allow passive visual surveillance of the public domain.  

 
 

Controls  
 

C1 Fences are to: 
(i) Provide privacy and security while not eliminating views, outlook, light and air; 
(ii) Be visually permeable at the front of developments;Be designed in proportion to the height 

and size of the building; and 
(iii) Use the designs and materials suitable for the Desired Future Character of the area (refer to 

Part 8 - Character Precincts). 
Note: A landscape plan is to be submitted in accordance with Part 3L – Landscaping and Tree 
Management. This plan must include details of all fencing to be used in a proposal –privacy, 
boundary, frontage, pool, dividing and so on. The details must include style (manufacturer, 
product code, name), height, materials, colour/s and installation method. 

C2 Masonry/brick fences over 600mm, and timber, steel picket, palisade or plain picket fences over 
one (1) metre high require Council approval along residential frontages. 

C3 Only decorative timber or metal slat/batten/picket and/or masonry walls will be permitted on the 
street frontage. Colorbond fencing is not permitted. 

C4 Fences to a maximum height of 1.2 metres are only permitted  if no less than 50% is permeable 
using spaced timber or metal pickets (or the like) and a solid base with a maximum height of 
600mm. 

C5 The design of fencing over 1 metre in height must take into consideration sightline issues if 
adjoining a vehicular access. The design of the fence can be modified by setbacks or by using 
splays at least 1 metre x 1 metre in size. 

C6 Dividing fences within the front setback will be no more than 1.2 metres in height.  
C7 Retaining walls across street boundaries will be no more than 1.2 metre in height and will be 

located to allow effective and site responsive tree planting within the setback (i.e. will not restrict 
planter bed dimensions). 

C8 The maximum height of side or rear fences is 1.8 metres. Side fences located between the street 
frontage and its respective building line are not to exceed 1 metre in height.  

C9 Fences along a secondary street frontage that adjoin the private open space of a dwelling can 
have a maximum height of 1.8 metre to provide privacy, but only where landscaping is 
incorporated into the fence design to soften and screen the fence when viewed from the street 
frontage. The height of the fence must also taper down from the building line to meet the front 
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fence.  
 

C10 On classified roads manually operated gates are to be setback to allow a vehicle to stand fully off 
the road. Access gates will be hung so that the direction of swinging gate is into the site. 

C11 Where the fence/side returns are to be erected on or adjacent to the common allotment boundary, 
the written consent of the adjacent property owner(s) is required. 

C12 Adequate provision will be made for access to public utility installations. 
C13 Fences will not obstruct the existing overland flow path or stop or redirect surface waters so as to 

cause a nuisance.  
C14 Fences in a flood affected locality will be permeable.  
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4C.3.3 Materials and Finishes  
 

Objectives 
 

O1 To ensure that new development reflects the existing and Desired Future Character; 
O2 To ensure that the choice of external materials, colour schemes and building details on new 

development reinforces existing development in the locality and enhances the streetscape; 
O3 To encourage the use of energy efficient building materials; 
O4 To ensure that the building and the site can be cleaned and maintained easily; and 
O5 To maximise the life of buildings to reduce energy costs in demolition, reconstruction and 

recycling. 
 

 

Controls  
 

General  
 

C1 A Schedule of Finishes and a detailed Colour Scheme for the building facade will accompany all 
Development Applications involving building works (refer to Council’s Development Application 
Guide).   
The Schedule of Finishes will consist of : 
(i) Samples of materials with manufacturer’s details and product code; and 
(ii) A detailed colour scheme to be shown in the form of illustrated building elevations which is 

cross-referenced with a colour sample chart showing manufacturer’s details and product 
code. 

C2 A 1:20 or 1:50 detailed construction section is to be provided detailing at a minimum the materials 
and finishes to be used, as well as shading screens or noise attenuation measures. 

C3 Any solar panels must be integrated into the design of a building. 
C4 Developments must be constructed using building materials that maximise energy efficiency and 

comply with Part 3H - Sustainable Design.  
 

Maintenance 
 

C5 Materials and elements on the exterior of the building should be selected to be durable and 
require minimal maintenance, and are graffiti resistant. 

C6 Windows are to be designed to enable cleaning from inside the building. 
C7 Manually operated systems such as blinds, sun shades, pergolas and curtains are preferable to 

mechanical systems. 
C8 Where mechanical systems are selected care is to be taken to ensure that wherever possible they 

could be also manually operated. 
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4C.4 Building Configuration 
 
4C.4.1 Dwelling Mix and Layout 
 

Objectives 
 

O1 To ensure that dwellings are efficient, have high standards of amenity for residents and satisfy 
environmental performance criteria, such as ventilation and access to natural light; 

O2 To ensure that apartments are flexible to suit the occupant’s requirements; 
O3 To ensure residential development contains a mix of residential types (based on the number of 

bedrooms) to increase the potential to accommodate all the varied family sizes in future years; 
O4 To ensure adequate provision, design and location of internal facilities;  
O5 To provide adequate amenity for building occupants in terms of access to sunlight and natural 

ventilation; and 
O6 To provide natural light to common entries, all lift lobbies and preferably both ends of common 

corridors. 
 

 

Controls  
 

Apartment Size and Mix 
 

C1 Developments of ten or more apartments are to provide a range of apartment sizes, including studio, 
1, 2, and 3+ apartments so as to meet the needs of residents and accommodate a range of 
household types. 

C2 For development with ten or more apartments, the following unit mix control will apply: 
(i) A maximum of 25% of apartments are to be Studio and 1 Bedroom; 
(ii) All 2 Bedroom apartments are to satisfy the amenity controls for Family Apartments; and  
(iii) All 3+  Bedroom apartments are to satisfy the amenity controls for Family Apartments. 

See Part 4C.5.2 - Family Friendly Apartment Buildings. 
 

Apartment Layout 
 

C1 Dwellings with 3 or more bedrooms are to have two (2) separate and appropriately sized living 
spaces. A study alcove may be located within the second living space. Should a freestanding study 
alcove be provided the height of the walls enclosing the study are to be a maximum of 1500mm. 

C2 To avoid a secondary living space, study, or the like being used as a bedroom, it will only be 
regarded as such if it has no door or enclosure.  

C3 Any enclosable secondary living space, study, or the like with a window (i.e. a habitable room), 
which is 9sqm or greater will be regarded as a bedroom for the purpose of consideration of the 
unit size, unit mix, car parking and for the calculation of Section 94 Contributions.  

C4 Designs which utilise light corridors and saddle back bedroom designs are not acceptable. 
C5 Kitchens are to be naturally ventilated.  
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4C.4.2 Family Friendly Apartment Buildings 
 
Objectives 
 

O1 To provide for a range of apartment types that can accommodate the needs of families with 
children; 

O2 To ensure that apartments are designed with appropriate amenity and space so that apartments 
can support the separation of conflicting activities within the living spaces; and 

O3 To encourage applicants to consider the varying needs of families and to design apartments 
accordingly.  

 

 
Controls  
 

C1 Family apartments are apartments with two or more bedrooms designed so as to accommodate the 
living needs of families with children.   

C2 Family apartments are to include a study to meet the needs of couple families with dependents 
households. The design of the study should allow for a parent to easily work from home whilst 
supervising a child. 

C3 Other than the master bedroom, each bedroom is to be large enough to accommodate a single 
bed, a desk or table, and floor space for playing, to be illustrated on a standard apartment layout 
plan.  

C4 The floor surface of the entry, dining room and kitchen floor and internal storage area are to be 
water-resistant and easy to be cleaned and maintained, not carpet.  

C5 Two bathrooms are required.  One bathroom is to be a shared bathroom which is accessible off a 
common corridor. This shared bathroom is to have a bathtub, and is to be large enough to allow for 
parental supervision.  

C6 The private outdoor space is to be clearly visible from the kitchen. 
C7 The entry areas and main corridors within apartments are to be generous in proportion to permit 

room for toys and sporting equipment, and for drying of wet shoes, boots and clothing.  
C8 The Apartment Design Guide sets out storage space requirements.  The storage room is to be 

located near the entry, and be of adequate proportions to accommodate large household items 
including strollers, wheeled toys, suitcases, and sporting equipment. 
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4C.4.3 Internal Circulation 
 

Objectives 
 

O1 To create safe and pleasant spaces for the circulation of people and their personal possessions; 
and 

O2 To contribute positively to the form and articulation of the building façade and its relationship to 
the urban environment. 

 
 

Controls  
 

C1 Development will provide multiple cores within the building to: 
(i) Increase the number of entries along a street; 
(ii) Increase the number of vertical circulation points; 
(iii) Give more articulation to the façade; and 
(iv) Limit the number of units off a circulation core on a single level. 

C2 In buildings of more than four storeys served by elevators, ensure that alternative access to 
another elevator is available in the event that any elevator is out-of-service due to breakdown or 
routine servicing.  

C3 Minimise maintenance and maintain durability by using robust materials in common circulation 
areas. 
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4C.4.4 Views 
 

Objectives 
 

O1 To preserve and enhance district and local views which reinforce and contribute to an area’s 
urban form; 

O2 To enhance legibility and encourage view sharing through complementary siting of buildings, 
responsive design and well-positioned landscaping; and 

O3 To ensure highly visible sites are designed in scale with the precinct’s setting and encourage 
visual integration and connectivity between places. 

 
 

Controls  
 

C1 Development is to preserve views of significant topographical features such as the urban skyline, 
landmark buildings and areas of high visibility. 

C2 Building design, location and landscaping is to encourage view sharing between properties. 
C3 Existing significant view corridors as viewed to and from public places must be protected. 
C4 The opportunity to create new view line corridors will be taken wherever possible and appropriate 

Note: For principles on view sharing refer to Tenacity Consulting v Warringah (2004) NSWLEC 
140 of the Land and Environment Court NSW. 
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4C.4.5 Acoustic Privacy 
 

Objective 
 

O1 To ensure that all residents are provided with a reasonable level of acoustic privacy. 
 

 

Controls  
 

General 
 

C1 An acoustic report prepared by a certified acoustic consultant will be submitted with the 
development application addressing the requirements detailed in Controls C2, C3 and C4 below. 

C2 New dwellings will be designed and constructed to comply with the criteria specified in Table 7 for 
all noise intrusion from external noise sources (including mechanical services noise from within 
the development itself). 

C3 Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustic assessment by an accredited acoustic consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

C4 Where multiple dwellings are provided within the same building, the building will be designed and 
constructed to comply with the requirements of the BCA regarding acoustic insulation and noise 
transmission of walls and floors.  
To meet these requirements, the following design measures maybe incorporated:Buildings are 
designed and rooms positioned to reduce noise transmission within and between dwellings; 
(i) Bedrooms are designed so that wardrobes act as sound buffers between rooms or dwellings;  
(ii) Windows and doors are located away from external noise sources, or buffers used where 

separation can not be achieved;  
(iii) Materials with low noise penetration properties are used where practical; 
(iv) Locate bedrooms and private open spaces away from noise sources such as garages, 

driveways, mechanical equipment and recreation areas; and 
(v) Locate mechanical equipment, such as pumps, lifts or air conditioners away from bedrooms 

or living rooms of dwellings on adjoining properties.  
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Table 7 - External Noise Intrusion Criteria 

 

Internal area Time 
Repeatable Maximum 

Laeq (1 Hour) with 
closed windows and 

doors 

Repeatable Maximum 
Laeq (1 Hour) 

with open windows 
and doors 

Living Areas  Day or 
Night  < 40 dBA  <50dBA 

Sleeping Areas  Day or 
Night  < 40 dBA  <50dBA 

 

 
 

Aircraft Noise 
 

C5 New dwellings on land within the Australian Noise Exposure Forecast (ANEF) Contour 20 or 
higher will be designed and constructed in accordance with current Australian Standard AS 2021 
(Acoustic Aircraft Noise Intrusion-Building siting and Construction) and Part 3J - Development 
Affecting Operations at Sydney Airport. Applicants are to address the compliance in the 
Development Application.  

C6 New or higher density residential development which, in the opinion of Council is considered to be 
aircraft noise sensitive will be not supported where the property is located within the 30+ ANEF 
contour. 

C7 The introduction of noise abatement measures to achieve compliance with the current AS 2021 
must be integrated into the design of the building.  

 
 
 

Road and Rail Noise 
 

C8 Development on land which is on or is within 100 metres of a railway corridor, a classified road or 
any other road with an annual average daily traffic volume of more than 40,000 vehicles (based 
on the traffic volume data published on the website of the RMS) must consider the requirements 
of the Development Near Rail Corridors and Busy Roads - Interim Guideline (19 December 2008) 
in accordance with cl.87(3) and cl.102(3) of SEPP (Infrastructure) 2007. An acoustic report 
prepared by a certified acoustic consultant must be submitted at development application stage to 
demonstrate compliance with this Guideline.  
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4C.4.6 Vibration & Excavation 
 

Objective 
 

O1 To ensure that dwellings are not adversely impacted upon by vibrations from railways and 
roadways. 

 
 

Control 
 

C1 In accordance with Clause 87 of SEPP (Infrastructure) 2007 any proposed excavation exceeding 
2 metres in depth on land: 

(i) within or above a rail corridor; or 
(ii) within 25 metres (measured horizontally) of a ground or below ground rail corridor must 

consider the requirements of the Development Near Rail Corridors and Busy Intersections 
- Interim Guideline (19 December 2008). 

C2 Any excavation adjacent to RMS infrastructure must comply with the requirements of the 
Technical Direction (GTD 2012/001) – Excavation Adjacent to RMS Infrastructure. A copy of this 
Technical Direction can be downloaded via the following link: 
http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html  

 
 
 
 
 
 
 
 
 

http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html
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4C.4.7 Site Facilities 
 

Objectives 
 

O1 To ensure that adequate provision is made for site facilities, such as clotheslines and storage 
areas, in the design of the development; 

O2 To ensure that site facilities are thoughtfully integrated into development and are unobtrusive. 
 

 

Controls  
 

C1 Development must not be carried out on the land until arrangements satisfactory to Sydney Water 
have been made for the provision to the land of water and sewerage services. 

C2 Mailboxes will be located indoors in accordance with Australia Post’s requirements. 
C3 Adequate and appropriate unit numbering is to be provided. 
C4 The name and address of the premises will be displayed in a position that is clearly visible from 

the street and / or service lane to assist identification and deliveries. 
C5 Garbage storage and collection points comply with the provisions of Part 3N - Waste 

Minimisation and Management. 
C6 Satellite dishes where they are situated in rear courtyards, etc are to be less than 1.8 metres 

above ground or not visible above any fence surrounding the site. 
C7 Only one (1) telecommunications/TV antenna will be permitted for each building. 
C8 The existing above ground electricity and telecommunication cables within the road reserve and 

within the site will be replaced, at the applicant’s expense, by underground cable and appropriate 
street light standards, in accordance with the Energy and Communication Provider’s  
guidelines. The applicant will bear the cost of the new installation and the first 12 months of 
additional street light charges. 

C9 Roller type security shutters on windows and doors are not suitable. 
C10 Where security devices are required they will be integrated into the overall design. 

 
 
 

Air Conditioners  
 

C11 Air conditioning units: 
(i) Will be sited so that they are not visible from the street; 
(ii) Will not be installed on the front façade of a building or within window frames; and 
(iii) Will not obscure architectural details visible from the street. 

C12 The noise level from air conditioning systems is not to exceed the LAeq 15 minute by 5dBA, 
measured at the property boundary. 
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4C.4.8 Safety and Security 
 

Objectives 
 

O1 To reduce opportunities for crime through the use of natural surveillance, building design and 
siting; and 

O2 To ensure a high level of personal safety for people who use or visit the building.  
 

 

Controls  
 

C1 Applications must comply with Part 3I - Crime Prevention, Safety and Security.  
Note: Applications will be referred to the NSW Police Service for comment.  

C2 In order to enhance safety and security, developments must be designed to: 
(i) Enable casual surveillance of streets, open space and entrances to buildings and 

communal areas; 
(ii) Minimise access between roofs, balconies and windows of adjoining developments; 
(iii) Ensure adequate lighting to access routes, car park areas and open space; 
(iv) avoid blank walls addressing the street frontage and other public places. Where it is 

unavoidable, planting for screening purposes or anti-graffiti paint should be used; 
(v) Maintain sight lines along pathways (i.e. avoid blind corners or hiding places); 
(vi) Use materials and features (such as street furniture, pavers, fencing and landscaping) to 

clearly distinguish between public, communal and private domains; 
(vii) In public areas, use materials that discourage vandalism (i.e. non-porous surfaces such as 

glazed ceramics or treated masonry); 
(viii) Install locks on doors and windows, and viewers to doors; 
(ix) Provide lighting to communal areas (laundries, garbage storage, pathways, lobbies, car 

parking areas and stairwells); 
(x) Locate shared facilities in areas that are well lit and will be well utilised; and 
(xi) Provide an audio or video intercom system at the entry or in the lobby for visitors to 

communicate with residents. 
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4C.4.9 Car and Bicycle Parking and Vehicle Access  
 

Objectives 
 

O1 To provide for safe vehicle and pedestrian access to and from the site;  
O2 To ensure the provision of adequate on-site car parking and vehicle and pedestrian access; 
O3 To ensure that on-site car parking does not dominate or detract from the appearance of the 

development and the local streetscape; 
O4 To ensure that parking areas and access routes are integrated within the landscape design; 
O5 To ensure a high standard of surface finish; 
O6 To minimize the visual impact of expansive driveway surfaces; and 
O7 To ensure that traffic generated by a development does not have adverse impacts on the 

operation of surrounding street networks.  
 

 

Controls  
 

General  
 

C1 Development that is not located within 800m of Mascot Train Station (refer to Figure 13) must 
comply with the car parking and bicycle rates and design requirements within Part 3A - Car 
Parking.  
Development that is located within this area must comply with the provisions of the ADG.  

 
Figure 13 – 800m radius measured from Mascot Train Station.  
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C2 All internal circulation roadways, aisles, ramps driveways and car parking areas and loading area 
must be designed to comply with the requirements in Part 3A - Car Parking and the relevant 
Australian Standards.  

C3 Small car parking bays are not permitted for apartment buildings.  
C4 Visitor’s car parking spaces will be labelled clearly and resident car parking will be numbered to 

the relevant dwelling. 
C5 Provision is to be made for furniture removalist vehicles to be able to park wholly within the site 

for any development with more than 20 units/dwellings. The size of the furniture removalist 
vehicles will be assumed to be a Medium Rigid Vehicle (MRV) as defined in AS2890.2.  

C6 Vehicular access driveways and the top part of ramps visible from the street must be part of the 
overall landscape design.  

 
 
 

Basement Car Parking 
 

C7 Basement car parking: 
(i) Must not protrude further than 1.2 metres out of the ground when measured from natural 

ground to the underside of the slab at ground floor level of the building;   
(ii) Must be located under the building footprint of the development; 
(iii) Must not extend under dwelling balconies or setback areas; 
(iv) Must be designed to have adequate vertical clearance for the largest vehicle accessing the 

basement car parking area; 
(v) Must have a suitable intercom system link to all units within the development at the vehicle 

entrance to the car parking area to ensure visitors to the site can gain access to visitor 
parking; 

(vi) For mixed use developments the loading/unloading facilities are to be separate from the 
vehicle car parking area;  

(vii) For mixed use developments a security roller gate or door is to be provided for separation 
between residential and non-residential car parking areas; and 

(viii) Natural top lighting and ventilation must be integrated into the building and/or landscape 
design.  

 
  
 

Material  
 

C8 Stencilled concrete and exposed aggregate are unacceptable materials. 
C9 Concrete is acceptable but is required to be broken up or given visual interest by incorporating 

unit paving. Large concrete expanses (plain or coloured) are to be limited, particularly in 
pedestrian areas.  
Note: If pavers are utilised they must be laid on a concrete slab.  
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Bicycle Parking 
 

C10 A communal bicycle rack/storage space will be designed and provided in accordance with Part 
3A - Car Parking. Multiple bicycle racks may be required. 

C11 Communal bicycle racks will be well lit at all times and be located in an area where passive 
surveillance is achieved.  
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4C.5 Social Requirements 
 
4C.5.1 Adaptable Housing 
 
Those who design, build, own, manage, lease, operate, regulate and use premises have responsibilities to 
comply with the Disability Discrimination Act, 1992 (DDA). The DDA seeks to eliminate bias against people 
with disabilities and protect their rights. The DDA states that failure to provide equal access is unlawful, unless 
to do so would impose an unjustifiable hardship. 
 

Objectives 
 

O1 To provide housing for people with disabilities or mobility needs with the community; and 
O2 To ensure the provision of equitable access to meet the housing demands of a cross section of 

people within the community. 
 

 

Controls  
 

C1 A statement from the architect or builder must be submitted with the development application 
certifying that the adaptable dwelling has been designed in accordance with the provisions of the 
Australian Standards AS 4299-1995 Adaptable Housing.  
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4C.5.2 Access 
 

Objective 
 

O1 To provide easy access for all, including people with prams and people that use wheelchairs or 
have walking difficulties or sight, hearing or intellectual impairment; and 

O2 To ensure that access for all residents and visitors will be considered in residential apartment 
developments. 

 
 

Controls  
 

C1 All applications are to include a statement on how the development will comply with the provisions 
of the Disability Discrimination Act and comply with Part 3C - Access and Mobility.  

C2 Developments will have night lighting along all driveways and footpaths throughout the site. 
C3 Ramps should have gradients not exceeding 1 in 14, and have an even, non-slip surface. 
C4 Unnecessary barriers to direct access will be avoided. 

 
 
 



 

 
 

P a g e  | 35 

Part 4C - Apartment Buildings                                                             Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 
 

4C.6 Large Development Sites (in excess of 2000m²) 
 
Botany Bay Local Environmental Plan 2013 contains bonus provisions in relation to height and FSR for larger 
sites (in excess of 2000 m²) in the Zone R3 Medium Density Residential and Zone R4 High Density 
Residential. The aim of these provisions is to encourage the development of additional housing to meet the 
residential targets for the City of Botany Bay on certain sites with good access to public transport and existing 
infrastructure. 

4C.6.1 General Objectives  
 

 
O1 To permit increased floor space ratios and building heights for new development of large sites; 
O2 To encourage the development of additional housing to meet residential targets for the City of 

Botany Bay; and 
O3 To ensure that the design of development on these larger sites is of an appropriate scale and 

form and is compatible with the surrounding locality. 
 

 
 

Important Note: 
 

Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance with the 
Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay Local 
Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for sites 
zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
 
The resolution came about as a result of the impacts resulting from multi unit residential developments in the 
R3 and R4 Zones where the bonus provisions have applied.  

 
Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal 
in accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to 
include a proposed new clause on building form and scale for development to which Clause 
4.3(2A) and Clause 4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of 
Buildings; and to restrict the application of Clause 4.6 Exceptions to development standards 
to development which clause 4.3(2A) and 4.4B would apply. 
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4C.6.2 Design and Siting 
 

Objectives 
 

O1 To ensure that new development is consistent with the Desired Future Character of the area; and 
O2 To ensure the design and siting of development minimises impacts on neighbouring properties 

and the streetscape. 
 

 

Controls  
 

C1 The design and layout of development on sites in excess of 2000 m², in particular: 
(i) Development along the street frontage must consist of multi dwelling housing (with a 

maximum height of two storeys plus attic (refer to Part 4C.3.4 - Roofs and 
Attics/Dommers). 

(ii) Any proposed apartment building must be situated to the rear of the site, behind the multi 
dwelling housing, to minimise the bulk and scale of the development and its visual impact on 
the streetscape. 

C2 In addition to the controls identified in this Part, the apartment building component of the 
development must comply with Part 4C - Apartment Buildings; and the multi dwelling housing 
component must comply with Part 4B - Multi dwelling housing. Where any of the controls in 
Part 4C and Part 4B conflict with this Section of the DCP, the provisions of this Section prevail. 

 
 

 
Figure 14 - Design and Siting 
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4C.6.3 Height 
 

Controls  
 

C1 If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the Botany 
Bay LEP 2013 provided that any height that is non-compliant is a: 

a. Minimum of 30 metres in distance measured from the front property; and 
b. Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential Zone. 
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4C.7 Mixed Use 
 

Objectives 
 

O1 To ensure that local shops and amenities located with residential development are compatible 
and respect the character of the residential area in which they are sited; 

O2 To ensure the design of the development distinguishes and separates the residential and non-
residential functions of the building; and 

O3 To minimise the conflicts between vehicular access, parking and pedestrian movement. 
 

 

Controls  
 

C1 Any retail or commercial component must be located at ground level. 
C2 Adequate storage space is to be provided for the use of the commercial or retail premises. 
C3 Noise insulation measures are to be incorporated into the development with particular attention to 

shared ceiling/floors and walls. 
C4 The building is to be designed to encourage uses that will enhance and promote active street 

front activities. 
C5 The layout and design of the building is to ensure privacy for dwellings within the development. 
C6 The design of parking areas and loading facilities is to take into account the use of these areas by 

a range of activities and will minimise any conflicts that may arise as a result of the multiple use of 
these facilities. 

C7 Visitor parking for the shop component is to be conveniently located, identified as such, and 
accessible to the general public. Visitor parking is not to be located behind any security grill or 
gate. 

C8 Site facilities, storage, mailboxes, and garbage collection points must be designed to adequately 
service the needs of the occupants of the building and are to be conveniently located within the 
development. 
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4C.8 Adaptive Reuse 
 
Clause 6.11 of BBLEP 2013 permits with prior Council consent the adaptive reuse of existing buildings and 
land for apartment buildings in Zone R2 Low Density Residential subject to a list of criteria, which includes 
consistency with the streetscape and in keeping with residential amenity. 
 
Height and FSR are to comply with the provisions of the BBLEP 2013. Provided the impacts on the locality are 
considered reasonable, Council may permit non-compliances in some circumstances. However, in accordance 
with Clause 4.6 of BBLEP 2013 the applicant will submit with a Development Application a written request that 
seeks to justify the contravention of any development standard by demonstrating: 

(i) That compliance with the development standard is unreasonable or unnecessary in the circumstances 
of the case; and 

(ii) That there are sufficient environmental planning grounds to justify contravening the development 
standard. 

 

Objectives 
 

O1 To provide for the adaptive reuse/conversion of existing buildings and sites to Apartment 
buildings; and  

O2 To provide for development that is compatible with the existing streetscape and respects 
residential amenity. 

 
 

  
Controls 
 

C1 Before granting consent for development referred to in Clause 6.11 of BBLEP 2013, Council is to 
take into consideration the following matters: 
(i) The impact of the development on the scale and streetscape of the surrounding locality; 
(ii) The suitability of the building or site for adaptive reuse; 
(iii) The degree of modification of the footprint and façade of any existing buildings on the site; 
(iv) The impact of the proposal on the scale and streetscape of the surrounding locality; 
(v) The impact on surrounding properties, particularly in respect to overshadowing, loss of 

privacy, and visual intrusion; 
(vi) The impact on the future residents of the building, caused by surrounding properties, from 

dust, odour and noise; 
(vii) Noise attenuation of the building to comply with the relevant Australian Standards; 
(viii) Sources of potential contamination; 
(ix) The proximity and accessibility of the building and/or site to public transport; 
(x) The impact on employment opportunities in the area; 
(xi) The size and  mix of dwellings; and 
(xii) The impact on traffic and parking and the nature of the surrounding streets. 
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5.1 Introduction 
 
Shops and businesses are an essential element of any community. They provide a meeting place, a place to 
shop and many of the important services that a community relies upon. These facilities come in various 
shapes and sizes, from stand alone corner shops and strip shopping centres to large scale multi storey 
shopping centres. Each has a part to play in providing the City of Botany Bay with a vibrant and active 
community life. 
 
Botany Bay City Council has developed a strategy to support and enhance its various business centres. This 
Part sets out clear objectives and controls on urban design, parking, solar access, and sustainability to 
achieve a better environment and to ensure the continuation of vibrant and sustainable business centres. It 
applies to all development within the Business Centres and includes requirements for works in the public 
domain, including street tree planting, footpath paving, street furniture and the like.  
 
This Part aims to facilitate the revitalisation of the City’s Business Centres and preserve and enhance their 
existing qualities in order to achieve the objectives for the business centres as identified in the BBLEP 2013.  
 
5.1.1 Land to which this Part Applies 
 
This Part applies to the following Business Centres: 
 

Business Centre Zone 

Daceyville Neighbourhood Centre B1 

Page Street Neighbourhood Centre B1 

Banksmeadow Neighbourhood Centre B1  

Rosebery Neighbourhood Centre B1 & B2 

Swinbourne Neighbourhood Centre B1 

Maloney Neighbourhood Centre B1 

Botany Local Centre B2 

Mascot Local Centre B2 & B4 

Hillsdale Local Centre B2 

Eastlakes Local Centre B2 
 
A character statement has not been prepared for the Eastlakes Local Centre due to the Part 3A Major 
Project Application that has been approved by the NSW Government. However, Parts 5.1 - Introduction and 
5.3 - General Controls still apply to development zoned B2 Local Centre at the Eastlakes Local Centre. 
 
The following business areas are excluded from this Part: 

(i) Mascot Station Town Centre Precinct (refer to Part 9 - Key sites);  
(ii) B5 Business Development & B7 Business Park zones (refer to Part 6 - Employment Zones). 
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This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
Part 2 - Notification and Advertising 
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 7 - Other Development Types and Land Uses 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Existing dwelling houses in the B1, B2 and B4 zones and alterations and additions to such dwelling houses 
are to comply with the provisions of Clause 6.12 of the BBLEP 2013 and the provisions of Part 4A - Dwelling 
Houses and Part 5 - Business Centres (where relevant).  
 

P a g e  | 5 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

5.1.2  General Objectives 
 
This Part aims to create a high standard of urban design and improve the public domain within the business 
centres of the City of Botany Bay.  The general objectives of this Part are: 
 

Objectives 
 
O1 To provide detailed character statements which define the existing and Desired Future Character 

of each Business Centre and general controls to support the Botany Bay Local Environmental 
Plan  2013; 
 

O2 To encourage a high level of visual amenity and enhanced pedestrian environment in the 
Business Centres; 
 

O3 To encourage relevant and appropriate above awning signage; 
 

O4 To identify opportunities where additional open space, community facilities, new infrastructure  
and other public domain works can be provided; 
 

O5 To encourage design excellence in all elements of the built environment and public domain; 
 

O6 To ensure a high standard of architectural and landscape design in all new developments; 
 

O7 To assist the long term viability of the Business Centres; 
 

O8 To promote sustainable development that improves transport, parking, access and pedestrian 
outcomes; 
 

O9 To ensure that new development considers the principles of ecologically sustainable 
development, in particular energy, water and stormwater efficiency, solar access, waste reduction 
and local bio-diversity, promotes a safe living environment and makes better use of existing 
infrastructure; 
 

O10 To improve public safety by encouraging activity in the public domain; and 
 

O11 To ensure that the effect of development on the amenity of the surrounding residential area is a 
key consideration with any development application. 

 
 
5.1.3 Section 94 Development Contributions Plan 
 
The City of Botany Bay Section 94 Contributions Plan applies to development approved by the Consent 
Authority.  Development contributions are payable for development that increases the worker and resident 
population. The identified infrastructure and public domain works are essential to achieve public amenity and 
meet the basic needs to support the higher density development anticipated within the Business Centres.   
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5.1.4 Planning Agreements 
 
Planning Agreements are made in accordance with the requirements of the Act and are Voluntary 
Agreements between a Council and a landowner. Planning Agreements are designed to provide a ‘public 
benefit’ to the community and can include infrastructure works, recurrent expenditure for a public amenity, 
facility or service or the donation of open space or a community facility.  The Planning Agreement needs to 
detail how it relates to any relevant Section 94 Contributions Plan. If the Consent Authority agrees then it can 
accept that a development is excluded from the requirements of that Plan in exchange for the works listed in 
the Planning Agreement.  
  
The works proposed within the public domain will be carried out at the developers expense via the 
implementation of Voluntary Planning Agreements (VPA’s) between Council and each developer. Section 93F 
of the Environmental Planning and Assessment Act 1979 outlines provisions for the implementation of such 
Agreements.  
 
Developers will be required in some instances, under VPA’s, to construct infrastructure and all proposed public 
domain works and, in some cases, dedicate the land required as part of the future public domain to Council.  
Prior to commencement of any infrastructure and public domain works stated in the VPA, engineering design 
and drawing are to be submitted and approved by Council via a separate application under the Roads Act 
1993 and/or Local Government Act 1993. A plan checking and construction inspection fee will be applicable.  
 
Under the legislation VPA’s cannot be entered into unless public notice has been given and an explanatory 
note is made available for inspection for at least 28 days. Planning Agreements within the Botany Bay Council 
area are listed on a public register.  
 
Each VPA will specify how it relates to any applicable Section 94 Contributions Plan, and may provide that a 
development proposal be excluded from the requirements of that Contributions Plan in exchange for works in 
kind.  
 
The Act relevantly requires that VPA’s provide for the following:  
 a description of the land to which the agreement applies, 
 a description of: 

 the change to the environmental planning instrument to which the agreement applies, or 
 the development to which the agreement applies, 

 the nature and extent of the provision to be made by the developer under the agreement, the time or 
times by which the provision is to be made and the manner by which the provision is to be made, 

 in the case of development, whether the agreement excludes (wholly or in part) or does not exclude the 
application of section 94, 94A or 94EF to the development, 

 if the agreement does not exclude the application of section 94 to the development, whetherbenefits 
under the agreement are or are not to be taken into consideration in determining a development 
contribution under section 94, 

  a mechanism for the resolution of disputes under the agreement, 
 the enforcement of the agreement by a suitable means, such as the provision of a bond or guarantee, 

in the event of a breach of the agreement by the developer. 
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Where public domain works are proposed within a redevelopment site, developers must make early contact 
with Council officers to discuss the VPA for that development site.  
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5.2 Character Statements For the Business Centres 
 

5.2.1 The Business Centres 
 
There are ten (10) Business Centres in the City of Botany Bay, which are covered by Part 5 including: 
 

 Daceyville Neighbourhood Centre; 
 Page Street Neighbourhood Centre; 
 Rosebery Neighbourhood Centre; 
 Swinbourne Street Neighbourhood Centre; 
 Maloney Street Neighbourhood Centre; 
 Banksmeadow Neighbourhood Centre; 
 Botany Local Centre; 
 Mascot Local Centre; 
 Hillsdale Local Centre; and 
 Eastlakes Local Centre. 

 
Note: A character statement has not been prepared for the Eastlakes Local Centre due to the Part 3A Major 
Project Application that has been approved by the NSW Government. Parts 5.1 - Introducation and 5.3 - 
General Controls still apply to development zoned B2 Local Centre at the Eastlakes Local Centre. 
 
The boundaries of each of the Business Centres (except Eastlakes Local Centre) are identified on Figure 1. 
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Figure 1 - Business Centres 
 

 

P a g e  | 10 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

5.2.2  Character Statements 
 
This Part sets out clear objectives and controls to facilitate the promotion of the streetscapes within the City of 
Botany Bay’s Business Centres and to enhance pedestrian activity and amenity to create vibrant and attractive 
retail centres. 
 
In order to achieve the objectives of the BBLEP 2013 for the Business Centres, this Part provides Character 
Statements which outline the existing and desired future character for each Business Centre.  
 
These character statements: 
 
 Identify the qualities to be maintained or enhanced; 
 Describe the character and the desired built form; and 
 Identify required infrastructure and/or public domain improvements. 

 
The success of the Business Centres in the City of Botany Bay is dependent on whether each Centre is 
economically vibrant. In order to achieve this, the Desired Future Character of each Centre aims to enhance 
the public domain, improve pedestrian activity and access; and create vibrant, active and attractive retail 
streetscapes. 
 
A majority of the Centres are affected by high ANEF Contours and road traffic noise.  
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5.2.2.1 Daceyville Neighbourhood Centre 
 
Existing Character 
 
The Daceyville Neighbourhood Centre is located on a level section of General Bridges Crescent, at the corner 
of Gardeners Road, Daceyville (refer to Figure 2). It is a very small centre with only six premises including a 
community resource centre. Across the road is a park separating this small group of shops from a larger group 
in the neighbouring City of Sydney LGA. Daceyville is an historic suburb which is listed on the Register of the 
National Estate; and the shops are identified as a Heritage Item under BBLEP 2013.   
 

Figure 2 - Daceyville Neighbourhood Centre  
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Historical Development 
 
Daceyville was named after John Rowland Dacey (1854 - 1912), a state parliamentarian for the local area from 
1895 to 1912. Mr Dacey urged the creation of a garden suburb modelled on the garden suburb of Letchworth 
in London, England, to provide low-cost housing for working-class people in Australia's first garden city. The 
estate was planned by Sir John Sulman (1849 - 1934) on government land that had been previously reserved 
as a water conservation site. Daceyville has been listed on the Register of the National Estate since 1991. It 
has the first example of a cul-de-sac in Australia at Colonel Braund Place (refer to Figure 3). 
 

Figure 3 - Daceyville: Historic Development 
 
 

 
 
Built Form 
 
The building stock around the Centre is represented by low-scale residential development. Daceyville was 
originally developed as a predominantly single and two-storey neighbourhood comprising detached and semi-
detached homes. The dwellings are characterised by up to 14 generic housing designs: detached and semi-
detached Federation bungalows, incorporating aspects of Arts and Crafts architecture. 
 
The Daceyville Neighbourhood Centre is designed in the Federation period Arts and Crafts style. It has a 
rough cast finish to masonry with a 1950’s fibro overlay and corrugated iron roof. The existing commercial 
buildings are two storeys with their upper floors having verandas partially enclosed. They are setback from the 
street frontage with a row of cabbage tree palms between the buildings and the street. 
 
Heritage  
 
Daceyville Neighbourhood Centre is within the Daceyville Garden Suburb Heritage Conservation Area. There 
are several Heritage Items within Daceyville, listed under BBLEP 2013 as listed in Table 1. 
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Table 1 - Heritage Items in Daceyville Neighbourhood Centre 
 

Item No. Suburb Name Location Lot and DP Significance 

I109 Daceyville Commercial Building Group 1-11 General 
Bridges Crescent 

Cnr Lot 304 
DP32175 
Lot 305 DP32175 
Lot 306 DP32175 
Lot 307 DP32175 
Lot 308 DP32175 
Lot 309 DP32175 
 

Local 

I76 Daceyville Dacey Garden Reserve and 
Substation 

Corner of Gardeners 
and Bunnerong 
Roads 
 

Lot 7003 
DP.1027005 
Lots 1, 2 & 3 
DP.1163798 

Local 

I81 Daceyville Former Community Centre  
3 Willis Crescent 

Corner of Willis 
Crescent and Haig 
Ave 

 Local 

I114 Daceyville Marist Brothers School and 
Presbytery 

Haig Ave   Local 

I115 Daceyville Former St Michaels Church 
(and hall) 

Haig Ave  Local 

 
Public Parks and Community Facilities 
 
The area is well serviced by several local parks and community facilities including Dacey Garden Reserve, 
Haig Reserve, David Phillips Field, Astrolabe Park and Eastlakes Golf Course. There are two local primary 
schools, including Daceyville Public School and St Michaels School. The shopping centre houses a Migrant 
Resource Centre that provides assistance to a wide range of people. 
 
Public Domain 
 
The Daceyville Neighbourhood Centre is north facing (with excellent sunlight access) and the Centre 
overlooks Dacey Garden Public Reserve.  The red brick footpath, street furniture and street landscaping 
provide good pedestrian amenity. The Centre has reasonable pedestrian access with deep awnings, tall street 
trees and a wide paved setback area suitable for al fresco uses. The cabbage tree palms form a cohesive 
visual design to complement the heritage landscape. Improvements are proposed to the public domain to slow 
traffic in General Bridges Crescent, increase landscaping, and improve pedestrian safety and amenity. 

P a g e  | 14 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 
Access and Circulation 
 
The Centre is on several major bus routes, although most shoppers would arrive on foot from nearby 
residences and some would use car transport. The on-street parking is sufficient for the low levels of retail 
activity. The community resource centre would generate the bulk of the local traffic. A raised pedestrian 
crossing is proposed in General Bridges Crescent providing a better connection to the adjoining Dacey 
Gardens Reserve and reducing traffic speed adjacent to the shops to improve public safety. 
 
Note: This crossing is subject to Local Traffic Committee approval.  
 
Views and Aspect 
 
The Centre enjoys a picturesque outlook across Dacey Gardens Reserve. The Centre receives full sun most of 
the day and is well sheltered from noise and traffic.   
 
Desired Future Character  
 
The Daceyville Neighbourhood Centre is anticipated to develop into a high quality Historic Neighbourhood 
Centre with a balanced mix of retail, commercial, community and residential uses which cater for the needs of 
the local community. New works in the public domain are proposed to improve access to the adjoining Dacey 
Gardens Reserve and slow traffic along General Bridges Crescent, thus improving the amenity of the shopping 
Centre.  

The Objectives and Controls for the Desired Future Character for Daceyville Neighbourhood Centre are as 
follows: 

Objectives 
 

O1 To retain and conserve the historic shopping strip on General Bridges Crescent, Daceyville; 
 
O2 To retain and conserve original external finishes and colour schemes to buildings within the 

Heritage  Conservation Area; 
 
O3 To conserve and respect the main architectural features and form of existing Heritage Items;  
 
O4 To protect the distinctive and characteristic elements of Daceyville shops; 
 
O5 To encourage the provision of public domain and streetscape improvements in conjunction with 

new development; 
 
O6 To improve and extend the pedestrian environment and to encourage appropriate active street 

uses with good solar access, such as cafes; and 
 
O7 To encourage improved and safer access to Dacey Gardens Reserve. 
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Controls 
 

Public Domain/Streetscape 
 
C1 Development must protect existing street trees and provide for any streetscape or public domain 

improvements required by Council, generally in accordance with Figures 4 and 5. 
 
C2 Pedestrian amenity and connectivity must be enhanced in conjunction with new development. 

 
Heritage  

 
C3 Development in the Neighbourhood Centre must preserve the heritage significance of the site and 

maintain the current height, scale and form of the existing buildings. 
 
C4 Development of a Heritage Item or within the Heritage Conservation area must comply with Part 

3B - Heritage. 
 
C5 Original balconies must be maintained and restored and not enclosed. 

 
Building Form and Design 

 
C6 The design of development must be generally consistent with the desired future character of the 

centre identified in Figures 4 and 5. 
 
C7 A maximum building height of 8.5 metres (two storeys) applies under BBLEP 2013. 
 
C8 Development must improve residential amenity, particularly for the housing above the shops and 

provide for passive surveillance of the surrounding streets. 
 
C9 All development must address the street frontage. It must encourage active street life while 

providing a high residential amenity. 
 
C10 Developments must limit the width of individual shops to preserve the “small shop” character of 

the Centre. 
 
C11 A street number for the property is to be clearly identifiable from the street. 
 
C12 Awnings must be provided continuously and at the same height along the shop frontages to 

provide weather protection for pedestrians. 
 
C13 Air conditioners must not be installed on street awnings or the front facade of building and must 

not be visible from the street. 
 
C14 Development must comply with Council’s sustainable development requirements as identified in 

Part 3H - Sustainable Design. 
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Parking and Access 

 
C15 Vehicular access off General Bridges Crescent is not permitted (access is to be via Solander 

Lane). 
 
C16 Where there is no kerb and gutter on Solander Land frontage, kerb and guttering is to be 

provided.  
 
C17 Development must comply with Part 3A - Car Parking. 

 
Advertising and Signage 

 
C18 Maintain limited advertisements and business signage to be in keeping with the heritage nature of 

the Centre. 
 
C19 Restrict signage to the awning fascia, under the awning or behind the shop window at street level 
 
C20 Development must comply with Part 3D - Signage. 

 
Flooding 

 
C21 Finished floor levels of all habitable and non-habitable area are to be a minimum of 500mm and 

300mm above the 1 in 100 year ARI flood level respectively.  
 
C22 No structures and/or filling are permitted to be erected or placed within the 1 in 100 year ARI flood 

extent unless suitable and adequate mitigation measures approved by Council have been 
proposed and impended.  

 
Stormwater 
 

C23 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 
Management. 
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Figure 4 - Desired Future Character – Daceyville Neighbourhood Centre 

 
Note: Setbacks may be required for the provision of street trees.  
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Figure 5 - Desired Future Character – Daceyville Neighbourhood Centre 

 
Note: Crossing is subject to approval by the Traffic Committee and flood impact study.  
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5.2.2.2 Page Street Neighbourhood Centre 
 

Photo 1- Page Street Neighbourhood Centre 
 

 
 
Existing Character 
 
The Page Street Neighbourhood Centre is located on a level section of Dalley Ave, Pagewood. The centre 
currently consists of a red brick two storey development with five ground floor shops and residential dwellings 
on the first floor (refer to Photo 1 and Figure 6).  To the northeast of the Neighbourhood Centre is a single 
storey freestanding commercial building in a landscaped setting. 
 
The Centre is located across the road from Pagewood Primary School. Other development in the vicinity 
consists of single family dwelling houses and a variety of older style three storey residential flat buildings and 
is also located on the edge of an industrial zone. The centre currently service the local residents, the school 
community and factory workers.  
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Figure 6 - Page Street Neighbourhood Centre 
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Historical Development 
 
Pagewood was named after Alderman F.J. Page of Botany Council in 1929. It originally began as a garden 
estate in 1919 called Monash Gardens. It was developed to provide additional housing after World War 1. 
Pagewood has a mixture of residential and industrial areas. 
 
Built Form 
 
The building stock around the Centre is represented by a mix of low-scale residential development and three 
storey residential flat buildings, with a significant industrial area on the edge of the suburb. Pagewood was 
originally developed as a predominantly single and two-storey neighbourhood comprising detached and semi-
detached dwelling houses. 
 
The Page Street Neighbourhood Centre is a two storey 1960’s modest brick and tile building. There are 
awnings above the Dalley Avenue footpath that provide full width weather protection. There is ample angled 
public car parking in front of the Centre and additional parking across the road outside the primary school.   
 
The units above the shops have their only entry from the rear lane and have no direct access to private open 
space/balconies.  
   
Heritage and Contributory Buildings 
 
There are no Heritage Items in the Page Street Neighbourhood Centre. 
 
Public Parks and Community Facilities 
 
The area is well serviced by several local parks and community facilities including Pagewood Senior Citizens 
centre, which is just to the west of the shops. 
 
Adjacent to the centre and within the B1 - Neighbourhood Zone is a Business Enterprise Centre (BEC), a 
government-funded service that provides assistance to a wide range of people starting new businesses. 
Directly behind the BEC is a small children’s playground. Opposite the shops, across Dalley Avenue is 
Pagewood Primary School.  There are two public pedestrian laneway links, one to Holloway Street and the 
other to Wentworth Avenue. 
 
There is a proposal to construct a community facility and coffee shop at No. 2a Baker Street, at the rear of the 
Centre. 
 
Public Domain 
 
The continuous awnings and well maintained brick patterned footpaths and buildings provide good amenity for 
pedestrians. There is ample parking and it has well maintained gardens. There is a reasonable amount of 
public seating on the footpath. The existing pedestrian walkway to Holloway Street could benefit from 
improved lighting and surveillance and a new pedestrian crossing in Holloway Street, particularly once 
redevelopment of No. 2 Baker Street (as a community facility and coffee shop) occurs. 
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Access and Circulation 
 
The Centre has adequate car parking and can accommodate the small to medium truck movements from the 
industrial area that shop at the Neighbourhood Centre. Most shoppers appear to drive there although some 
would arrive on foot from nearby residences and the local industrial area. The on-street parking is sufficient for 
the low levels of retail activity. Rear lane access is available to these properties, many of which have garages 
located at the rear. 
 
Views and Aspect 
 
The Centre enjoys a picturesque outlook across the oval of the local primary school. The Centre receives full 
afternoon sun and the location is quiet with reasonably low traffic generation. 
 
Desired Future Character  
 
The Page Street Neighbourhood Centre are anticipated to develop into a high quality Neighbourhood Centre 
with a balanced mix of retail, commercial, community and residential uses which cater for the needs of the 
local community. If the existing Centre is redeveloped in the future, consolidation of the five existing allotments 
is required and vehicular access must be from the rear of the centre, preferably to a basement car park. Public 
domain improvements, such as landscaping, lighting of the pedestrian walkway, provision of a shared zone in 
the rear laneway and a pedestrian crossing in Holloway Street would be required with any future 
redevelopment of the centre, in accordance with Figures 7 and 8.  
 
The Objectives and Controls for the Desired Future Character for the Page Street Neighbourhood Centre are 
as follows: 
 
Objectives 
 

O1 To retain and conserve the shopping strip and encourage a viable and attractive neighbourhood 
centre with an improved and safer public domain; 
 

O2 To support a variety of local retail, commercial and residential development; 
 

O3 To allow sympathetic redevelopment and to improve the architectural quality of building stock; 
 

O4 To encourage development of awnings as balconies for dwellings above shops (to improve 
dwelling access to private open space and promote passive surveillance);  
 

O5 To ensure that dwellings provide passive surveillance, resident interaction and address the street 
or adjacent public open space; and  
 

O6 To encourage footpath dining. 
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Controls 
 

Public Domain/Streetscape  
 

C1 Redevelopment of the Page Street Neighbourhood Centre is contingent upon the consolidation of 
the five existing allotments and the provision of the public domain improvements identified by 
Council, generally in accordance with Figures 7 and 8. 
 

C2 Pedestrian amenity and connectivity must be enhanced in conjunction with new development. 
Lighting above the existing walkway to Holloway Street and provision of a verandah over the 
footpath is encouraged to provide weather protection and passive surveillance of the street. 
 

C3 Footpath dining is allowed where it is safe (generally 2 metres from the kerb). Development where 
possible is to provide connections to the open space area at No. 2a Baker Street.  

 
 

 
Site Amalgamation 

 
C4 Redevelopment of the centre requires site amalgamation generally in accordance with Figure 9 

to avoid inappropriate lot consolidation patterns that would isolate and unreasonably restrict 
redevelopment on a single lot. 

 
 
 
Building Form and Design 

 
C5 The design of development must be generally consistent with the desired future character of the 

centre identified in Figure 7 and Figure 8. 
 

C6 A maximum height of 12 metres applies under BBLEP 2013. Notwithstanding the 12 metre height 
limit, buildings are to have a maximum street wall height of two storeys, with a third attic level 
permitted where it is within a pitched roof form.  
 

C7 The design must improve the residential amenity for the housing above the shops by providing 
direct access to balconies and private open space which will provide for passive surveillance of 
the surrounding streets and pedestrian walkways. 
 

C8 The design must encourage active street life while providing a high residential amenity and 
provide for small scale shops that will serve the local community.   
 

C9 All development must address the street frontage. 
 

C10 All designs must provide awnings above the footpath on the Dalley Ave frontage and along the 
pedestrian walkway to Holloway Street.  Awnings above the footpath are encouraged as 
trafficable verandahs for the use of residents on the first floor.  If the verandah is built over the 
street then a lease fee is payable to Council. The fee is set out in Council’s Fees and Charges. 
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C11 A street number for the property is to be clearly identifiable from the street. 

 
C12 Awnings must be provided continuously and at the same height along the shop frontages to 

provide weather protection for pedestrians. 
 

C13 Air conditioners must not be installed on street awnings or the front façade of buildings.  
 

C14 Development must comply with Council’s sustainable development requirements as identified in 
Part 3H - Sustainable Design.  

 
 
 
Parking and Access 

 
C15 Vehicular access must be from the rear laneway and not from Dalley Avenue.  If the five 

allotments (where the shops are currently located) are redeveloped as a consolidated site, 
basement parking is required to be provided. 
 

C16 Where a rear laneway exists loading and unloading must occur from the laneway. 
 

C17 Development must comply with Part 3A - Car Parking.  
 

C18 Development must maintain the pedestrian links to Holloway St and Wentworth Ave. 
 

C19 A paved shared zone is to be provided in the rear laneway to create a safer environment for 
pedestrians and create a better connection with the park at the rear of the centre. 

 
 
 
Advertising and Signage 

 
C20 Maintain limited advertisements and business signage to minimise visual impact on the residential 

area. 
 

C21 Restrict signage to the awning fascia, under the awning or behind the shop window at street level. 
 

C22 Development must comply with Part 3D - Signage. 
 

 
 
Stormwater 

 
C23 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 

Management. 
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Figure 7 - Desired Future Character – Page Street Neighbourhood Centre 

 

 
Note: Setbacks may be required for the provision of street trees.  
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Figure 8 - Desired Future Character – Page Street Neighbourhood Centre 
 

 
Note: Setbacks may be required for the provision of street trees. 
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Figure 9 - Page Street Neighbourhood Centre: Site Amalgamation  
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5.2.2.3 Banksmeadow Neighbourhood Centre 
 

Photo 2 - Banksmeadow Neighbourhood Centre 
 

 
 
Existing Character 
 
The Banksmeadow Neighbourhood Centre is located along Botany Road at Banksmeadow, on a flat section 
of land. It is a medium sized centre with nearly 20 shops including the historic Sir Joseph Banks Hotel which 
provides a focal point at the centre of the shops (refer to Figure 10 and Photo 2). It has a good mix of local 
shops and cafes.  Given the predicted residential growth, within the Pemberton-Wilson Street Precinct, which 
is in close proximity to the centre, there is the need for further shops such as a supermarket, to service the 
local community.  
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Figure 10 - Banksmeadow Neighbourhood Centre 
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Historical Development 

Banksmeadow is located on the northern shore of Botany Bay. Banksmeadow was named after Sir Joseph 
Banks, who was the botanist that arrived in Australia with Captain James Cook in 1770. Development began 
in 1834 with the purchase of 75 Acres by two entrepreneurs who then went on to build the first Sir Joseph 
Banks Hotel in 1844. The first government school was opened in 1881. 
 
Land began being subdivided in 1840’s but it was principally bought by market gardeners. Industry arrived in 
the 1880’s and as it expanded, it brought more residential with it. In 1926, parts of Banksmeadow were 
zoned residential and works commenced on foreshore reclamation.    
 
Built Form 

The building stock around the Banksmeadow Neighbourhood Centre is represented by mainly detached 
residential dwellings and industrial development. There has been an increase in new multi dwelling housing 
developments in recent years in close proximity to the Neighbourhood Centre.  
 
The centre comprises a row of inter-war two-storey shop-top housing. There has been a recent 
redevelopment within the centre, which includes a residential flat building at the rear of the shops. The street 
presentation to Botany Road remains as predominantly two storey buildings. The majority of shop-top 
buildings are built to the street alignment with continuous awnings and parapets.  
 
Heritage  

There are several Heritage Items within walking distance of the Banksmeadow Neighbourhood Centre listed 
under BBLEP 2013 as listed in Table 2. 
 

Table 2 - Heritage Items in the vicinity of Banksmeadow Neighbourhood Centre 
 

Item No. Suburb Name Address Lot and DP Significance 

I60 Banksmeadow Commercial 
Building 

1619 Botany Road  
 

Lot 1 DP 913863 Local 

I72 Banksmeadow Sir Joseph Banks 
Hotel (c 1920) 

1354 Botany Road 
(corner of Botany Road 
and Waratah Street) 
 

Part Lot 1 DP73950 Local 

I4 Banksmeadow Former Sir Joseph 
Banks Hotel  
(c 1840) 

23 Anniversary Street Lot 1-9 
SP 62214 

State 

I25 Banksmeadow Sir Joseph Banks 
Park 

Fremlin Street Lot 1 DP 668135 Local 

 
Public Parks and Community Facilities 

The area is provided with several community facilities including Sir Joseph Banks Park, the Sir Joseph Banks 
Aged Care nursing home and Banksmeadow Public Primary School. 
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Public Domain 

The existing footpath and street furniture provide a good standard of pedestrian amenity. However a signalised 
pedestrian crossing in Botany Road will improve pedestrian safety and connectivity between the shops. 
Further public domain improvements are proposed with future redevelopment, including the provision of 
additional angled parking, further street planting and extension/paving of the footpaths to provide the 
opportunity for active retail uses such as outdoor dining. 
 
Access and Circulation 

The Banksmeadow Neighbourhood Centre is well serviced by bus transport, although most shoppers would 
use car transport or arrive on foot from nearby residences. The street parking is adequate for the current level 
of retail activity, although with the predicted residential growth in this area additional on-street parking is 
proposed. 
 
Views and Aspect 

The historic pub, Sir Joseph Banks Hotel (c1920) provides a visual landmark at the centre of the shops. The 
nearby Sir Joseph Banks Park provides good amenity for residents and shoppers and is a short stroll from the 
Neighbourhood centre. 
 
Noise 

The Centre is affected by the 20 to 25 ANEF Contour and road traffic noise.  
 
Desired Future Character 

The Banksmeadow Neighbourhood Centre is anticipated to develop into a high quality centre with a balanced 
mix of retail, commercial, community and residential uses which cater for the needs of the local community. 
Given the predicted residential growth within close proximity to the Centre, there is the need for further shops 
such as a supermarket, to service the increasing local community. Public domain improvements, such as 
landscaping, public seating, lighting of pedestrian walkways, further angle street parking and a signalised 
pedestrian crossing in Botany Road at the centre of the shops would be required in conjunction with new 
development, in accordance with Figures 11, 12, 13 and 14 (Note: this is subject to approval by RMS).  
Through site links and arcades leading to the residential precinct to the rear is also encouraged with future 
redevelopment of the shops.  
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The Objectives and Controls for the Desired Future Character for Banksmeadow Neighbourhood Centre are 
as follows: 
 

Objectives 
 

O1 To retain and conserve the shopping strip at Banksmeadow and encourage a viable and 
attractive Neighbourhood Centre by improving the public domain and the public/private interface; 
 

O2 To ensure that development recognises predominant streetscape qualities (i.e. setbacks, 
traditional shopfronts & design features); 
 

O3 To protect and maintain Heritage Items such as the Sir Joseph Banks Hotel which provide a 
landmark for the Centre; 
 

O4 To retain traditional building façades in any redevelopment of the shops; 
 

O5 To ensure development complements the height and architectural style found in the immediate 
vicinity, particularly where this has a clearly established character; 
 

O6 To retain existing trees and provide additional advanced trees within the streetscape; 
 

O7 To allow reasonable redevelopment and to improve the architectural quality of building stock; 
 

O8 To retain a coherent streetscape with a consistent street wall and parapet line; 
 

O9 To ensure that redevelopment of the shops minimises impacts on the adjoining residential 
precinct; 
 

O10 To improve pedestrian connections and safety within the Centre; 
 

O11 To encourage appropriate active outdoor uses with good solar access; and 
 

O12 To encourage development of awnings as balconies for residential and commercial units above 
(to improve amenity for unit dwellers and promote passive surveillance of streets).   

 
 

Controls 
 

Public Domain/Streetscape 
 

C1 Development must provide landscaping, street trees, lighting, public seating, paving and other 
public domain improvements identified by Council, generally in accordance with Figures 11, 12 
and 13. 
 

C2 Pedestrian amenity and connectivity must be enhanced in conjunction with new development. For 
instance, a signalised pedestrian crossing in Botany Road at the centre of the shops would be 
required to improve pedestrian safety and connections.  Through site links and arcades leading to 
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the residential precinct to the rear is also encouraged with future redevelopment of the shops to 
improve pedestrian accessibility, safety and amenity.  

 
Heritage 

 
C3 Development of a heritage item or a site within the vicinity of a heritage item must comply with 

Part 3B - Heritage. 
 
Site Amalgamation 

 
C4 Redevelopment of the shops requires site amalgamation generally in accordance with Figure 14 

to avoid inappropriate lot consolidation patterns that would isolate and unreasonably restrict 
redevelopment on a single lot. 

 
Building Form and Design 

 
C5 The design of development must be generally consistent with the desired future character of the 

centre identified in Figures 11, 12 and 13. 
 
C6 New development is to take into account and respond sympathetically to an established 

streetscape with strong architectural features and identity. New buildings are to reinforce these 
features and contribute to its character. Traditional shopfronts and façades must be retained and 
incorporated into new developments. 

 
C7 Contemporary architectural design solutions are encouraged, however designs will need to 

demonstrate that they will not lead to a replacement or diminution of a street’s existing character. 
Council encourages diversity in building designs provided that development outcomes 
complement the existing character of the suburb as detailed in the Character Statement. 

 
C8 The maximum height of buildings identified under BBLEP 2013 is 14 metres. Whilst a maximum 

of four storeys is permitted, buildings along the street frontage, must have a maximum street wall 
height of two storeys with a continuous parapet line, consistent with existing development.  

 
C9 The top two stories must be setback from the street alignment to create articulation of the street 

façades. Setbacks to the rear are required (and will be determined subject to site analysis at the 
development application stage) to ensure that potential overshadowing, privacy and visual 
impacts on residential properties are minimised, in accordance with Figure 11. Applicants must 
demonstrate at development application stage that appropriate setbacks are provided so that 
amenity impacts on residential properties are minimised. 

 
C10 With redevelopment of the shops, landscape planting must be provided along the rear boundary 

where a site adjoins a residential property, to provide a visual separation between the shops and 
the residential area. 

 
C11 The design of new development must improve the residential amenity for the housing above the 

shops by providing direct access to balconies and private open space; and provide for passive 
surveillance of the surrounding streets and pedestrian walkways. 

 
C12 All designs must provide awnings above the footpath. Awnings above the footpath are 
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encouraged to be trafficable verandahs for the use of residents on the first floor and to provide for 
passive surveillance of the streets. If the verandah is built over the street then a lease fee is 
payable to Council. The fee is set out in Council’s Fees and Charges. 

 
C13 The design of buildings must encourage active street life and provide for small scale shops that 

will serve the local community. The design must also improve the passive surveillance of the 
surrounding streets. 

 
C14 Buildings must address the street and their entries are to be readily apparent from the street. 

Developments on sites with two or more frontages must address both frontages, to promote, add 
prominence and diversity to the streetscape. Buildings that are orientated across sites, contrary to 
the established development pattern, are intrusive and often overlook adjoining properties. 

 
C15 A street number for the property is to be clearly identifiable from the street. 
 
C16 Awnings must be provided continuously and at the same height along the shop frontages to 

provide weather protection for pedestrians. 
 
C17 Air conditioners must not be installed on street awnings or the front façade of buildings.  
 
C18 Development must comply with Council’s sustainable development requirements as identified in 

Part 3H - Sustainable Design. 
 
Parking and Access 

 
C19 Vehicular access on Botany Road must be avoided where access is available from a side street 

or rear laneway.  
 
C20 Where a rear laneway exists loading and unloading must occur from the laneway (loading and 

unloading must be within the site). 
 
C21 Development must comply with Part 3A - Car Parking.  
 
C22 The provision of through site links and arcades is encouraged with new development to provide 

pedestrian connections to the residential precinct. 
 
Advertising and Signage 

 
C23 Maintain limited advertisements and business signage to minimise visual impact on the residential 

area. 
 
C24 Restrict signage to the awning fascia, under the awning or behind the shop window at street level. 
 
C25 Development must comply with Part 3D - Signage. 

 
Stormwater 

 
C26 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 

Management. 
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Figure 11 - Desired Future Character – Banksmeadow Neighbourhood Centre 

 

Note: Setbacks may be required for the provision of street trees.  
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Figure 12 - Desired Future Character - Banksmeadow Neighbourhood Centre: Botany Road 
 

 
Note: Setbacks may be required for the provision of street trees.  
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Figure 13 - Desired Future Character - Banksmeadow Neighbourhood Centre 
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Figure 14 - Banksmeadow Neighbourhood Centre: Site Amalgamation 
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5.2.2.4 Maloney Street Neighbourhood Centre 
 

Photo 3 - Maloney Street Neighbourhood Centre 
 

 
 
Existing Character 
 
The Neighbourhood Centre is located along Maloney Street on a flat section of land.  It is a small centre with 
less than 10 shops (refer to Figure 15 and Photo 3). The Centre comprises several inter-war (1950’s) two-
storey shop-top buildings, on both sides of the road. The shop-top buildings are all built to the street alignment 
with mostly continuous awnings and parapets. 
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Figure 15 - Maloney Street Neighbourhood Centre 
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Historical Development 
 
Eastlakes was originally known as Botany Swamps. It began in 1858 as the Botany Swamps Water Supply 
Scheme when the area became Sydney's third source of water. Water was pumped from the Botany swamps 
to a reservoir in Paddington from 1859. But after less than 20 years its water supply was depleted. The Botany 
Swamps Water Supply Scheme had included a group of dams that supplied water to a pumping station close 
to the present Sydney Airport. The majority of the Botany pumping station was dismantled in 1896.  
 
The local Eastlakes Primary School started in 1938 in the local church hall. It moved to its present location in 
1943. 
 
The residential area took off significantly in the 1960’s with the redevelopment of the Rosebery Racecourse 
into a part residential and part commercial area 
 
Built Form 
 
The building stock around the Maloney Neighbourhood Centre is represented by mainly detached residential 
dwellings. The houses are predominantly single-storey Federation Bungalows and California bungalows.  
 
The existing commercial buildings are predominantly two storeys in height and are of a simple post war 
design, with attractive art deco detailing on the facades. There are also several residential buildings within the 
Centre and a service station. 
 
Heritage  
 
There are no Heritage Items within the Maloney Street Neighbourhood Centre. Refer to Table 3 for Heritage 
Items listed under BBLEP 2013 in the vicinity of the Centre. 
 

Table 3 - Heritage Items in the vicinity of Maloney Street Neighbourhood Centre 
 

Item No Suburb Name Address Lot and DP Significance 

I141 Mascot House Group 62–64 King Street Lot A DP304230 
Lot B DP304230 

Local 

 
Public Parks and Community Facilities 
 
The area is provided with several community facilities including Sparks St Reserve, L’Estrange Park, and The 
Lakes Golf Club and Course.  
 
Public Domain 
 
The planter tubs in the Centre provide a limited standard of pedestrian amenity. Public domain improvements 
including street landscaping, paving and extension of the footpath, public seating, lighting and other 
improvements will greatly improve the amenity of the Centre.  
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Access and Circulation 
 
The Maloney Street Neighbourhood Centre is well serviced by public transport with a bus stop located outside 
the Centre. Most shoppers would be local and would use car transport or arrive on foot from nearby 
residences. The street parking is adequate for the level of retail activity.   
 
Views and Aspect 
 
The Centre is surrounded by mainly single storey and some two storey detached dwelling houses.   
 
Noise 
 
The Centre is affected by the 20 to 25 ANEF Contour and road traffic noise.  
 
Desired Future Character 
 
The Maloney Street Neighbourhood Centre is a small local shopping centre which must cater for the needs of 
the local community. The attractive art deco façades of the existing buildings in the centre must be retained in 
any redevelopment of the shops, as they add to the character of the centre. Public domain improvements, 
such as landscaping, footpath paving and public seating, would also greatly improve the aesthetics of the 
shops and will be required with any future redevelopment, in accordance with Figures 16 and 17.  
 
The Objectives and Controls for the Desired Future Character for the Maloney Street Neighbourhood Centre 
are as follows: 
 

Objectives 
 

O1 To retain and conserve the shopping strip and encourage a viable and attractive Neighbourhood 
centre with an improved and safer public domain; 
 

O2 To ensure that development recognises and retains predominant streetscape qualities (i.e. 
existing building height along the street frontage & design features such as the art deco building 
façades); 
 

O3 To ensure development complements the height and architectural style found in the immediate 
vicinity, particularly where this has a clearly established character; 
 

O4 To allow reasonable redevelopment and to retain the architectural quality of the existing building 
stock; 
 

O5 To retain a coherent streetscape with a consistent street wall and parapet line; 
 

O6 To encourage the viability of the shopping area with increased on-site car parking; 
 

O7 To improve and extend the pedestrian environment and to encourage appropriate outdoor uses 
with good solar access, such as cafes; 
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O8 To encourage development of awnings as balconies for residential units above (to improve 
amenity  for unit dwellers and promote passive surveillance of streets); 
 

O9 To protect the distinctive and characteristic elements of the Maloney Street Neighbourhood 
Centre and ensure the integration of these features into subsequent development; and 
 

O10 To ensure that the amenity of nearby residential properties is protected. 
 

 
 

Controls 
 

Public Domain/Streetscape 
 

C1 Redevelopment of the Maloney Street Shops is contingent upon the provision of the public 
domain improvements such as landscaping, paving of the footpaths and lighting identified by 
Council, generally in accordance with Figures 16 and 17. 
 

C2 Pedestrian amenity and safety must be enhanced in front of the shops in conjunction with new 
development. The extension of the footpath on the corner of Maloney and Harry Streets will 
provide the opportunity for active retail uses such as outdoor dining. 

 
Site Amalgamation 

 
C3 Redevelopment of the shops requires site amalgamation generally in accordance with Figure 18 

to avoid inappropriate lot consolidation patterns that would isolate and unreasonably restrict 
redevelopment on a single lot. 

 
Building Form and Design 

 
C4 The design of development must be generally consistent with the desired future character of the 

centre identified in Figures 16 and 17. 
 
C5 Any redevelopment of the shops must retain and incorporate the existing traditional two storey 

building facade including the existing architectural features/detailing. 
 
C6 A maximum height of 12 metres applies under BBLEP 2013. A maximum street wall height of two 

stories also applies along the street frontage, with a third level permitted which is setback from the 
street frontages and the rear (where the shops adjoins a residential property). The setback from 
the rear is to be determined following a detailed site analysis at development application stage 
and must satisfy Council that the amenity of neighbouring residential properties are protected in 
terms of sunlight and natural daylight access, privacy and visual amenity. Applicants must 
therefore demonstrate with the development application that impacts on the residential area  are 
minimised.  

 
C7 With redevelopment of the Centre, landscape planting must be provided along the rear or side 

boundary where a site adjoins a residential property, to provide a visual separation between the 
shops and the residential area. 
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C8 All development must address the street frontage. 
 
C9 All designs must provide awnings above the footpath. Awnings above the footpath are 

encouraged as trafficable verandahs for the use of residents on the first floor. If the verandah is 
built over the street then a lease fee is payable to Council. The fee is set out in Council’s Fees 
and Charges. 

 
C10 The design of development must improve the residential amenity for the housing above the shops 

by providing direct access to balconies and private open space; and provide for passive 
surveillance of the surrounding streets and pedestrian walkways. 

 
C11 The design must encourage active street life while providing a high residential amenity and 

provide for small scale shops that will serve the local community.   
 
C12 A street number for the property is to be clearly identifiable from the street. 
 
C13 Awnings must be provided continuously and at the same height along the shop frontages to 

provide weather protection for pedestrians. 
 
C14 Air conditioners must not be installed on street awnings or the front facade of buildings.  
 
C15 Development must comply with Council’s sustainable development requirements as identified in 

Part 3H - Sustainable Design. 
 
Advertising and Signage 

 
C16 Maintain limited advertisements and business signage to minimise visual impact on the residential 

area. 
 
C17 Restrict signage to the awning fascia, under the awning or behind the shop window at street level. 
 
C18 Development must comply with Part 3D - Signage. 

 
Stormwater  

 
C19 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 

Management. 
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Figure 16 - Desired Future Character - Maloney Street Neighbourhood Centre 
 

 

Note: Setbacks may be required for the provision of street trees.  
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Figure 17 - Desired Future Character - Maloney Street Neighbourhood Centre 
 

 

 

Note: Setbacks may be required for the provision of street trees.  

P a g e  | 49 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 
 

 

Figure 18 - Maloney Street Neighbourhood Centre – Site Amalgamation 
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5.2.2.5 Swinbourne Street Neighbourhood Centre  
 

Photo 4 - Swinbourne Street Neighbourhood Centre 
 

 
 
Existing Character 
 
The Neighbourhood Centre is located along Swinbourne Street on a flat section of land with a large garden 
medium strip dividing the road (refer to Figure 19 and Photo 4). It is a small centre with only four local shops. 
It has a café, corner store, and two other small shops.  
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Figure 19 - Swinbourne Neighbourhood Centre 
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Historical Development 

Swinbourne Street is located in the suburb of Botany. It was established in the 1920’s with the subdivision of 
land known as “Wilson”. The street was named after part of the famous Swinbourne & Stephen firm of wool 
scourers who set up business in the area due to the plentiful supply of water. Mr Swinbourne was the Mayor of 
Botany Bay in 1891-1892.  
 
At the intersection of Swinbourne Street and Stephen Road the Kellogg’s company started its operations in 
1928, where it continues today. Most of the area around the shops is single storey residential dwellings with an 
industrial area located at the far (eastern) end of the street.  
 
Built Form 
 
The building stock around the Swinbourne Street Neighbourhood Centre is represented by mainly detached 
single storey residential dwellings. There has been an increase in multi dwelling housing developments in 
recent years in the surrounding streets.  
 
The Centre comprises of a small group of inter-war single storey shops on both sides of the road. The majority 
of retail buildings are built to the street alignment.  
 
Heritage  
 
There are several Heritage Items within or in close proximity to the Swinbourne Neighbourhood Centre listed 
in BBLEP 2013 (refer to Table 4).  
 

Table 4 - Heritage Items within or in the vicinity of Swinbourne Street Neighbourhood Centre 
 

Item No Suburb Name Address Lot and DP Significance 

I63 Banksmeadow Streetscape—
Verge plantings of 
Canary Island Date 
Palm (Phoenix 
Canariensis) 
 

Brighton Street Road Local 

I80 Botany Electricity 
Substation No 340 

3 William Street 
(Corner of Swinbourne 
and William Streets) 
 

Lot 1 DP669129 Local 

I158 Botany Streetscape—
Verge plantings of 
Canary Island Date 
Palm (Phoenix 
Canariensis) 

Swinbourne Street 
(William to Queen 
Streets) 

 Local 

 
Public Parks and Community Facilities 
P a g e  | 53 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 
 
The area is provided with several community facilities including the Garnet Jackson Reserve and 
Banksmeadow Public School. 
 
Public Domain 
 
The footpath and street furniture provide a reasonable standard of pedestrian amenity.  Further public domain 
works are proposed in conjunction with future redevelopment of the shops including new landscaping, street 
paving/street closures, additional angle parking and improvements to the pedestrian environment which will 
improve the safety, functionality and amenity of the shops. 
 
Access and Circulation 
 
The Swinbourne Street Neighbourhood Centre is on the bus route, although most shoppers would use car 
transport or arrive on foot from nearby residences. The street parking is adequate for the level of retail activity 
at present, but with future redevelopment would benefit from some further on-street angle parking. Due to the 
speed of vehicles travelling in Swinbourne Street certain traffic calming measures and some minor road 
closures are proposed to narrow the street and improve pedestrian safety.  
 
Views and Aspect 
 
The Centre is located in a mainly residential area. It is a small group of shops which form a Neighbourhood 
Centre. There is a pleasant outlook over some significant heritage street trees in the middle of the street.  
 
Noise 
 
The Centre is affected by road traffic noise.  
 
Risk 

 
Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the ARTC Rail 
Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. Development 
Applications, planning proposals and rezoning of land received by Council for land within the Zone of Influence 
will be referred to the APA Group for consideration and comment. 
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Desired Future Character 
 
The Objectives and Controls for the Desired Future Character for the Swinbourne Street Neighbourhood 
Centre are as follows: 
 

Objectives 
 

O1 To promote a viable and attractive Neighbourhood Centre with an improved and safer public 
domain; 
 

O2 To ensure that development recognises predominant streetscape qualities (i.e. setbacks & design 
features); 

 
O3 To ensure development complements the height and architectural style found in the immediate 

vicinity, particularly where this has a clearly established character; 
 

O4 To retain existing heritage trees and supplement existing landscaping within the streetscape; 
 

O5 To allow reasonable redevelopment and to improve the architectural quality of building stock; 
 

O6 To retain a coherent streetscape with a consistent street wall and parapet line; 
 

O7 To ensure that access driveways do not dominate the streetscape; and 
 

O8 To ensure that shop top housing provides passive surveillance, resident interaction and 
addresses the street. To encourage development of awnings as balconies for residential and 
commercial units above (to improve amenity for unit dwellers and promote passive surveillance of 
streets).   

 
 

Controls 
 

Public Domain/Streetscape 
 

C1 Development must provide landscaping, street trees, lighting, public seating, paving and other 
public domain improvements identified by Council, generally in accordance with Figure 20. 
 

C2 Pedestrian amenity must be enhanced in front of the shops in conjunction with new development. 
 
Site Amalgamation 

 
C3 Redevelopment is encouraged through logical lot consolidation of sites and infill development. 

Avoid inappropriate lot consolidation patterns that would isolate and unreasonably restrict 
redevelopment on a single lot. 

 
Building Form and Design 

 
C4 The design of development must be generally consistent with the Desired Future Character of the 
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centre identified in Figure 20. 
 
C5 A maximum height of 12 metres applies under BBLEP 2013. Notwithstanding the 12 metre height 

limit, a maximum height of two stories applies along the street frontage with a third level permitted 
which is setback from the street frontages and the rear. The setback from the rear is to be  
determined following a detailed site analysis at development application stage and must satisfy 
Council that the amenity of neighbouring residential properties are protected in terms of sunlight 
and natural daylight access, privacy and visual amenity. Applicants must therefore demonstrate at 
development application stage that impacts on the residential area are minimised. 

 
C6 With redevelopment of the shops, landscape planting must be provided along the rear boundary 

where a site adjoins a residential property, to provide a visual separation between the shops and 
the residential area. 

 
C7 New development is to take into account and respond sympathetically to an established 

streetscape with strong architectural features and identity. New buildings are to reinforce these 
features and contribute to its character.  

 
C8 Alterations and additions are to reflect the architectural design of the existing building. Materials 

and finishes are to be compatible with the existing building.  
 
C9 Contemporary architectural design solutions are encouraged, however designs will need to 

demonstrate that they will not lead to a replacement or diminution of a street’s existing character. 
Council encourages diversity in building designs provided that development outcomes 
complement the existing character of the suburb.  

 
C10 Shop top housing must be provided in any redevelopment of the existing shops. 
 
C11 The design must improve the residential amenity for the housing above the shops by providing 

direct access to balconies and private open space; and provide for passive surveillance of the 
surrounding streets and pedestrian walkways. 

 
C12 All development must address the street frontage. 
 
C13 All designs must provide awnings above the footpath on the Swinbourne Street frontage.  
 
C14 Awnings above the footpath are encouraged as trafficable verandahs for the use of residents on 

the first floor.  If the verandah is built over the street then a lease fee is payable to Council. The 
fee is set out in Council’s Fees and Charges. 

 
C15 The design must provide good residential amenity for the housing above the shops by providing 

direct access to balconies and private open space; and provide for passive surveillance of the 
surrounding streets and pedestrian walkways. 

 
C16 The design must encourage active street life while providing a high residential amenity and 

provide for small scale shops that will serve the local community. 
 
C17 A street number for the property is to be clearly identifiable from the street. 
 

P a g e  | 56 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

C18 Awnings must be provided continuously and at the same height along the shop frontages to 
provide weather protection for pedestrians. 

 
C19 Air conditioners must not be installed on street awnings or the front façade of buildings.  
 
C20 Development must comply with Council’s sustainable development requirements as identified in 

Part 3H - Sustainable Design. 
 

Parking and Access 
 

C21 Development must comply with Part 3A - Car Parking. 
 
Advertising and Signage 

 
C22 Maintain limited advertisements and business signage to minimise visual impact on the 

surrounding residential area. 
 
C23 Restrict signage to the awning fascia, under the awning or behind the shop window at street level. 
 
C24 Development must comply with Part 3D - Signage. 

 
Stormwater 

 
C25 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 

Management. 
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Figure 20 - Swinbourne Street Neighbourhood Centre 
 

 

Note: Setbacks may be required for the provision of street trees.  
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5.2.2.6 Rosebery Neighbourhood Centre  
 

Photo 5 - Rosebery Neighbourhood Centre 
 

 
 
Existing Character 
 
Rosebery Neighbourhood Centre is located along Gardeners Road and Botany Road on a flat section of land. 
The Centre consists of a good mix of local shops (around 100 shops) which service the local community (refer 
to Figure 21 and Photo 5).  
 
Along Botany Road the centre is zoned B2 Local Centre and along Gardeners Road the centre is zoned B1 
Neighbourhood Centre. 
 
The historic former Roxy Theatre is a Heritage Item is located at the middle of the Centre (along Gardeners 
Road) and provides a landmark for the Neighbourhood Centre. 
 
Historical Development 
 
The suburb of Rosebery was named after the fifth Earl of Rosebery, Archibald Phillip Primrose, who was Prime 
Minister of the United Kingdom, in 1894-95. The suburb was named in his honour after his visit to Australia for 
two months in 1883-84. 

Rosebery was once the site of Rosebery Racecourse, which first opened as a pony track in 1906. The race 
track became an army camp during World War 2 and later after the war, it became the Sydney Turf Club 
training track. 

Built Form 
 
The building stock around Rosebery Neighbourhood Centre is represented by mainly detached residential 
dwelling houses. It is a “garden” suburb with most dwellings having reasonable amenity. 
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Rosebery Neighbourhood Centre comprises a long row of inter-war (predominantly) two-storey shop-top 
housing. The shop-top buildings are all built to the street alignment with continuous awnings and parapets 
 

Figure 21 - Rosebery Neighbourhood Centre 
 

 
 
Heritage  
 
There are several Heritage Items within or in close proximity to the Rosebery Neighbourhood Centre listed in 
BBLEP 2013 (refer to Table 5).  
 

Table 5 - Heritage Items Within or in the Vicinity of Rosebery Street Neighbourhood Centre 
 

Item No Suburb Name Address Lot and DP Significance 

I78 Rosebery The Lakes Hotel 305 Gardeners Road 
(corner of Macquarie Street 
and Gardeners Road) 
 

Cnr Lot A DP187154 
Lot 10 DP 1142723 
 

Local 

I104 Rosebery Former Roxy 
Theatre 

409 Gardeners Road 
 

Lot 1 DP217097 
Lot 5 DP223717 

Local 

I105 Rosebery Terrace Group 467–473 Gardeners Road 
 

Lot 1 DP221797 
Lot 2 DP221797 

Local 

P a g e  | 60 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

Item No Suburb Name Address Lot and DP Significance 

Lot 3 DP221797 
Lot 4 DP221797 
 

I106 Rosebery House 485 Gardeners Road 
 

Lot B DP442890 Local 

I107 Rosebery Terrace Group 523-537 Gardeners Road Lot A DP442415 
Lot B DP442415 
Lot 3 DP29124 
Lot 4 DP29124 
Lot 5 DP29124 
Lot 6 DP29124 
Lot 7 DP29124 
Lot 8 DP29124 

Local 

I108 Rosebery Terrace Group 539-543 Gardeners Road Lot 1 DP75241 
Lot 2 DP29124 
Lot 6 DP215519 
 

Local 

I26 Rosebery Former Bank 
Building 

688 Botany Road, corner of 
Botany and Gardeners 
Roads 

Lot A DP411716 Local 

I27 Mascot Mature Ficus 818 Botany Road Lot D DP420209 Local 
I28 Mascot Commercial 

Building Group 
891-917 Botany Road Lot A DP103750 

Lot B DP103750 
Lot C DP103750 
Lot D DP103750 
Lot 1 DP504610 
Lot 2 DP504610 
Lot A DP87517 
Lot B DP87517 
Lot 1 DP784041 
Lot 1 DP80274 
Lot 2 DP598272 
Lot 3 DP598272 
Lot 4 DP598272 

Local 

I29 Mascot House Group 999 Botany Road Part Lot 1 DP918245 Local 
I30 Mascot Electricity 

Substation No 147 
1001 Botany Road Lot 1 DP232836 Local 

I31 Mascot Former National 
Bank of Australasia 

1005 Botany Road, corner 
Botany Road and Coward 
Street 

Cnr Lot A DP319304 Local 

I32 Mascot Coronation Hall 1007 Botany Road (corner 
of Coward and Botany 
Roads) 

Lot 1 DP 202492 Local 

I33 Mascot Commercial 1009-1021 Botany Road Lot 1 DP213130 Local 

P a g e  | 61 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

Item No Suburb Name Address Lot and DP Significance 

Building Group Lot A DP349471 
Lot B DP349471 
Lot A DP440204 
Lot B DP440204 
Lot C DP440204 
Cnr Lot D DP440204 

I34 Mascot Mature Hoop Pine 1055 Botany Road Lot 13 DP1035450 Local 
I150 Rosebery House 4 Macquarie Street  

 
Lot B DP151267 Local 

I68 Mascot Memorial Park 814 Botany Road & 149A 
Coward Street 

Lot 1 DP72528 
Lot 2 DP611027 

Local 

I70 Rosebery Newmarket Hotel 889 Botany Road (corner of 
Botany and Gardeners 
Roads) 

Lot 2 DP215517 
Lot 3 DP215517 

Local 

 
Public Parks and Community Facilities 
 
Lever Street Reserve is within walking distance of Rosebery Neighborhood Centre. 
 
Public Domain 
 
The footpath and street furniture currently provide limited pedestrian amenity. Further public domain works 
including landscaping, paving of the footpaths, lighting, etc. are proposed that will improve the amenity and 
functionality of the shops. 
 
The future redevelopment of the Centre would require the provision of further public domain improvements 
including the provision of public car parking and loading/unloading at the rear of the shops, the creation of 
street plazas and the introduction of a variety of traffic management measures to minimise impacts on the 
adjoining residential area. 
 
Access and Circulation 
 
The Centre is located on a bus route, although most shoppers would use car transport or arrive on foot from 
nearby residences. The street parking is inadequate for the level of retail activity, particularly as Gardeners 
Road has clearway restrictions at certain times. The opportunity exists for redevelopment of the shops in the 
future, however any significant growth is contingent upon additional public car parking and traffic management 
measures being provided, as well as consolidation of allotments. 
 
Views and Aspect 
 
The Centre is surrounded by single storey detached dwellings and fronts a classified road with high traffic 
flows. The shops look out across dwelling houses with an avenue of tall gums trees in the nature strip on the 
opposite side of Gardeners Road. The historic former Roxy Theatre provides a landmark heritage building at 
the middle of the Centre. 
 
Noise 
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The Centre is affected by the 20 to 25 ANEF Contour and road traffic noise.  
Desired Future Character  
 
The Rosebery Neighbourhood Centre is a reasonable sized local centre which must cater for the needs of the 
local community. Public domain improvements, such as landscaping, footpath paving and public seating, are 
necessary to improve the amenity of the centre and will be required with any future redevelopment, in 
accordance with Figure 22. The Roxy Theatre is a visually prominent Heritage Building at the middle of the  
Centre along Gardeners Road which sets a benchmark for the scale and form of development within the 
centre along Gardeners Road. 
 
The redevelopment of this area to provide increased densities in the future may be possible, however this 
would be contingent upon site consolidation occurring, in conjunction with considerable public domain 
improvements including increased public car parking and traffic management, through site pedestrian links etc. 
Further studies and analysis of the centre would be required to establish appropriate criteria/controls to 
facilitate redevelopment. 
 
The Objectives and Controls for the Desired Future Character for the Rosebery Neighbourhood Centre are as 
follows: 
 

Objectives 
 

O1 To retain and conserve the Rosebery Neighbourhood Centre and encourage a viable and 
attractive Neighbourhood Centre by improving the public domain and the public/private interface; 
 

O2 To ensure that development recognises predominant streetscape qualities (i.e. setbacks & design 
features); 
 

O3 To ensure development complements the height and architectural style found in the immediate 
vicinity, particularly where this has a clearly established character;  
 

O4 To retain existing trees within the streetscape; 
 

O5 To allow reasonable redevelopment and to improve the architectural quality of building stock; 
 

O6 To retain a coherent streetscape with a consistent street wall and parapet line; 
 

O7 To encourage the viability of the shopping area with increased car parking; 
 

O8 To improve and extend the pedestrian environment and to encourage appropriate outdoor uses 
with good solar access, such as cafes; 
 

O9 To encourage development of awnings as balconies for residential units above (to improve 
amenity for unit dwellers and promote passive surveillance of streets); and  
 

 
 

O10 To protect the distinctive and characteristic elements of the Rosebery Neighbourhood Centre and 

P a g e  | 63 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

ensure the integration of these features into subsequent development.  
 

 

Controls 
 

Public Domain/Streetscape 
 

C1 Development must provide landscaping, street trees, decorative fencing, lighting, public seating, 
paving and other public domain improvements identified by Council, generally in accordance with 
Figure 22. 

 
C2 Pedestrian amenity and connectivity must be enhanced in conjunction with new development. 

Through site links and arcades to the rear are encouraged with redevelopment to provide 
improved access and safety for pedestrians. The creation of street closures in the side streets 
and the provision of decorative fencing and planting will assist in encouraging active street retail 
uses such outdoor dining. 

 
Site Amalgamation 

 
C3 Redevelopment is encouraged through logical lot consolidation of sites and infill development. 

Avoid inappropriate lot consolidation patterns that would isolate and unreasonably restrict 
development on a single lot. 

 
Building Form and Design 

 
C4 The design of development must be generally consistent with the Desired Future Character of the 

centre identified in Figure 22. 
 
C5 New development is to take into account and respond sympathetically to an established 

streetscape with strong architectural features and identity. New buildings are to reinforce these 
features and contribute to its character. 

 
C6 Contemporary architectural design solutions are encouraged, however designs will need to 

demonstrate that they will not lead to a replacement or diminution of a street’s existing character. 
Council encourages diversity in building designs provided that development outcomes 
complement the existing character of the suburb. 

 
C7 The maximum height of buildings identified under BBLEP 2013 is 14 metres. Whilst a maximum 

of four storeys is permitted, buildings must have a maximum height of two storeys along the street 
frontage with a continuous parapet line, consistent with existing development. The top two stories 
must be setback (a minimum of three metres) from Gardeners Road and Botany Road to create 
articulation of the street facades. A setback to the rear is also required and is to be determined 
following a detailed site analysis at development application stage and must satisfy Council that 
the amenity of neighbouring residential properties are protected in terms of sunlight and natural 
daylight access, privacy and visual amenity in accordance with  Figure 22. Applicants must 
therefore demonstrate at development application stage that impacts on the residential area are 
minimised. 

 
C8 With redevelopment of the Centre, landscape planting must be provided along the rear boundary 

P a g e  | 64 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

where a site adjoins a residential property, to provide a visual separation between the shops and 
the residential area. Such landscaping must not result in overshadowing of the residential 
property. 

 
C9 The design of new development must improve the residential amenity for the housing above the 

shops by providing direct access to balconies and private open space; and provide for passive 
surveillance of the surrounding streets and pedestrian walkways. 

 
C10 All designs must provide awnings above the footpath.  Awnings above the footpath are 

encouraged to be trafficable verandahs for the use of residents on the first floor and to provide for 
passive surveillance of the streets.  If the Verandah is built over the street then a lease fee is 
payable to Council. The fee is set out in Council’s Fees and Charges. 

 
C11 The design of buildings must encourage active street life and provide for small scale shops that 

will serve the local community.  The design must also improve the residential amenity for the 
housing above the shops and provide for passive surveillance of the surrounding streets. 

 
C12 Buildings must address the street and their entries are to be readily apparent from the street. 

Developments on sites with two or more frontages must address both frontages, to promote, add 
prominence and diversity to the streetscape. Buildings that are orientated across sites, contrary to 
the established development pattern, are intrusive and often overlook adjoining properties. 

 
C13 A street number for the property is to be clearly identifiable from the street. 
 
C14 Awnings must be provided continuously and at the same height along the shop frontages to 

provide weather protection for pedestrians. 
 
C15 Air conditioners must not be installed on street awnings or the front facade of buildings.  
 
C16 Development must comply with Council’s sustainable development requirements as identified in 

Part 3H - Sustainable Design. 
 
Parking and Access 

 
C17 Vehicular access from Gardeners Road and Botany Road must be avoided where access is 

available from a side street or rear laneway.  
 
C18 Where a rear laneway exists loading and unloading must occur from the laneway and be occur 

within the site.  
 
C19 Development must comply with Part 3A - Car Parking. 
 
C20 The provision of through site pedestrian links or arcades from Gardeners Road to the rear and 

from Botany Road to the Lever Street Reserve are encouraged to improve pedestrian access, 
amenity and safety.  

 
Advertising and Signage 

 
C21 Maintain limited advertisements and business signage to minimise visual impact. 
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C22 Signage is restricted to the awning fascia, under the awning or behind the shop window at street 

level. 
 
C23 Development must comply with Part 3D - Signage. 

 
Stormwater  
 

C24 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 
Management. 
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Figure 22 - Future Desired Character - Rosebery Neighbourhood Centre 
 

 

Note: Setbacks may be required for the provision of street trees.  
Note: Along Botany Road Level 3 and 4 must be setback from the street boundary.  
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5.2.2.7 Botany Local Centre  
 

Photo 6 - Botany Local Centre 
 

 
 
 
Existing Character 
 
Botany Local Centre is located along Botany Road on a flat section of land (refer to Figure 23 and Photo 6). It 
is a medium sized Local Centre with over 70 shops including a small local supermarket servicing the 
surrounding community.  The Centre is located within the Botany Township Heritage Conservation Area and 
therefore is characterised by a considerable number of heritage buildings and traditional shopfronts/facades. 
The Botany Town Hall is a Heritage Item which forms a focal point at the southern end of the Centre. It has a 
good mix of local shops and service and it benefits from a Council carpark at the southern end of the Centre.   
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Figure 23 - Botany Local Centre 
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Historical Development 

The suburb of Botany was created in the 1830’s with the creation of parishes in Sydney. The suburb evolved 
as subdivisions were approved. The area in the 1860’s had a variety of landholdings but it wasn’t until 1882 
when the tramway came down Botany road that the area took off.  
 
The easy availably of water in the Botany area encouraged industrial uses and the area expanded in the 1904 
- 1914 period. Shops developed to cater for the factory staff that moved into the area as industry expanded.     
 
Built Form 
 
The building stock around the Botany Local Centre is represented by mainly detached residential dwellings 
adjacent to extensive industrial areas.  
 
The Botany Local Centre comprises a long row of inter-war two-storey shop-top housing, on both sides of the 
road. The shop-top buildings are all built to the street alignment with continuous awnings and parapets and 
many have traditional building facades. 
 
Heritage  
 
Botany Local Centre is situated within the Botany Township Heritage Conservation Area and therefore there 
are a significant number of Heritage Items either within or within the vicinity of the Centre listed in Table 6. 
 

Table 6 - Heritage Items Within or in the Vicinity of Botany Local Centre 
 

tem No Suburb Name Address Lot and DP Significance 
I6 Botany Post Office (c. 1923) 

 
2 Banksia Street  Lot 1 DP208627 Local 

I7 Botany Fire Station (c. 1906) 
 

1-3 Banksia Street Lot A DP328019 Local 

I8 Botany House 
 

6 Banksia Street  Lot A DP332049 Local 

I9 Botany House 
 

7 Banksia Street Lot 7 DP5177 Local 

I10 Botany House 
 

8 Banksia Street Lot B DP332049 Local 

I12 Botany Streetscape -Verge 
plantings of Canary 
Island Date Palm 
(Phoenix Canariensis) 
 

Bay Street (western 
side of Botany Road) 

 Local 

I13 Botany House Group 10, 12 & 14 Bay 
Street 

Lot 1, 2 & 3 
DP748509  
 

Local 

I14 Botany House 16 Bay Street Lot 1 DP998741 Local 
I16 Botany House Group 45–57 Bay Street Lot A DP436271 

Lot B DP436271 
Lot C DP436271 
Lot D DP436271 
Lot A DP439683 

Local 
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tem No Suburb Name Address Lot and DP Significance 
Lot B DP439683 
Lot 1 Sec B 
DP3449 
 

I23 Botany Botany Public School (c. 
1869) 
 

1076 Botany Road  Lot 1 DP.433364 
Lot 1 DP194311 

Local 

I24 Botany Police Station (c. 1871) 1441 Botany Road  
 

Lot 100 
DP1052312 

Local 

I36 Botany Hippo’s Friends Child 
Care Centre 
 

1082 Botany Road  Lot 1 DP112970 Local 

I37 Botany Finnies Buildings 1094–1098 Botany 
Road 

Lot 43 DP856900 
Lot 44 DP856900 
Lot 45 DP856900 
 

Local 

I38 Botany Captain Cook Hotel 1114 Botany Road  
 

Lot 1 DP1112025 Local 

I40 Botany House Group 1158–1168 Botany 
Road 

Lot A DP438725 
Lot B DP438725 
Lot C DP353030 
Lot D DP353030 
Lot E DP353030 
Lot A DP310296 
 

Local  

I53 Botany Botany Uniting Church 1355 Botany Road  Pt Lot 4 Sec B 
DP1787 
Part Lot 1 
DP566495 
 

Local 

I54 Botany John Brotchie 
Kindergarten (formerly 
Botany School of Arts 
Hall) 
 

1361 Botany Road  Lot 14 DP660975 Local 

I55 Botany House 1365 Botany Road  
 

Lot 1 DP217275 Local 

I57 Botany Boarding House (front 
building) 

1443 Botany Road  
 

Lot 15 Sec 8 
DP773 

Local 

I58 Botany House 1447 Botany Road  
 

Lot 1 DP1082257 Local 

I69 Botany Botany Town Hall (c 
1898) 

1423 Botany Road 
(corner of Botany 
Road and Edward 
Street) 
 

Lot 14 DP3592 
Cnr Part Lot 5 
DP5177 

Local 
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Public Parks and Community Facilities 
 
The area is provided with several community facilities including Booralee Park, Botany Aquatic Centre & 
Waterslides, and Botany Public School. 
 
Public Domain 
 
The existing street furniture provides a reasonable standard of pedestrian amenity. Additional landscaping, 
decorative fencing and other streetscape improvements are proposed in conjunction with new development to 
further improve the public domain and to encourage active retail uses along the street such as outdoor dining. 
 
Access and Circulation 
 
The Botany Local Centre is on the bus route, although most shoppers would use car transport or arrive on foot 
from nearby residences and business. The street parking is adequate for the level of retail activity, with a 
public car park located at the southern end of the Centre.   
 
Views and Aspect 
 
The Centre is surrounded by single storey detached dwellings on one side and industrial development on the 
other.  The Centre fronts a major arterial road that carries a substantial traffic load.  The historic Botany Local 
Hall provides a landmark for the Centre. 
 
Noise 
 
The Centre is affected by the 25 to 30 ANEF Contour and road traffic noise.  
 
Risk 

 
Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the ARTC Rail 
Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. Development 
Applications, planning proposals and rezoning of land received by Council for land within the Zone of Influence 
will be referred to the APA Group for consideration and comment. 
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Desired Future Character  
 
The Objectives and Controls for the Desired Future Character for the Botany Local Centre are as follows: 
 

Objectives 
 

O1 To retain and conserve the Botany Local Centre and encourage a viable and attractive Local 
Centre by improving the public domain and the public/private interface; 
 

O2 To protect and reinforce the distinctive and characteristic elements (i.e. setbacks & traditional 
facades and design features) of the Botany Township Heritage Conservation Area; 
 

O3 To conserve and respect the main architectural features and form of Heritage Items; 
 

O4 To improve and extend the pedestrian environment and to encourage appropriate outdoor uses 
with good solar access, such as cafes; 
 

O5 To ensure new development complements the height and architectural style found in the 
immediate vicinity, particularly where this has a clearly established character;  
 

O6 To retain existing trees and provide additional trees within the streetscape; 
 

O7 To retain a coherent streetscape with a consistent street wall and parapet line; 
 

O8 To  ensure that dwellings provide passive surveillance, resident interaction and addresses the 
street; 
 

O9 To encourage development of awnings as balconies for residential and commercial  units above 
(to improve amenity for unit dwellers and promote passive surveillance of streets); and   
 

O10 To encourage site consolidation and provision of through site pedestrian links and arcades. 
 

 

Controls 
 

Public Domain/Streetscape 
 

C1 Development must provide landscaping, street trees, lighting, public seating, paving and other 
public domain improvements identified by Council, generally in accordance with Figure 24. 

 
C2 Pedestrian amenity and connectivity must be enhanced in conjunction with new development. 

Through site links and arcades are encouraged with redevelopment to improve pedestrian 
access, amenity and safety. 

 
Site Amalgamation 

 
C3 Redevelopment is encouraged through logical lot consolidation of sites and infill development. 

Avoid inappropriate lot consolidation patterns that would isolate and unreasonably restrict 
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redevelopment on a single lot. 
 

Heritage 
 

C4 New development is to take into account and respond sympathetically to the established heritage 
streetscape, within the Botany Local Heritage Conservation Area, which exhibits strong 
architectural features and identity. New buildings are to reinforce these features and contribute to 
its character by incorporating traditional shopfronts and building facades. 

 
Building Form and Design 

 
C5 The design of development must be generally consistent with the desired future character of the 

centre identified in Figure 24 and the existing character of buildings within the Botany Township 
Heritage Conservation Area. 

 
C6 New development is to take into account and respond sympathetically to an established heritage 

streetscape with strong architectural features and identity. New buildings are to reinforce these 
historic features and contribute to its character.  

 
C7 A maximum height of 14 metres applies under BBLEP 2013. Building height along the street 

frontage is a maximum of two stories, with Levels 3 and 4 to be setback from the street in 
accordance with the desired future character identified for the centre in Figure 24.  

 
C8 A setback to the rear may be required where a site adjoins a residential area and is to be 

determined following a detailed site analysis at development application stage. Applicants must 
therefore demonstrate to Council with the development application that the amenity of 
neighbouring residential properties are protected in terms of sunlight and natural daylight access, 
privacy and visual amenity.  

 
C9 Buildings must address the street and their entries are to be readily apparent from the street. 

Developments on sites with two or more frontages must address both frontages, to promote, add 
prominence and diversity to the streetscape. Buildings that are orientated across sites, contrary to 
the established development pattern, are intrusive and often overlook adjoining properties  
(refer to Figure 17). 

 
C10 Dwellings within a mixed use development and shop top housing are to have windows and/or 

verandahs in the street elevation to encourage surveillance of the street. If the Verandah is built 
over the street then a lease fee is payable to Council. The fee is set out in Council’s Fees and 
Charges. 

 
C11 Alterations and additions are to reflect the architectural design of the existing building. Materials 

and finishes are to be compatible with the existing building.  
 
C12 New development when viewed from the street is to be compatible with the character of buildings 

within the site’s visible locality by using similar shaped windows, doors and similar building 
materials. 

 
C13 Building design is to ensure individual dwellings can be identified clearly from public streets. 
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C14 A street number for the property is to be clearly identifiable from the street.  
 
C15 Awnings must be provided continuously along the shop frontages to provide pedestrian shelter to 

the footpath area. 
 
C16 Air conditioners must not be installed on street awnings or the front facade of buildings.  
 
C17 Development design is to encourage active street life while providing a high residential amenity. 
 
C18 Development must comply with Council’s sustainable development requirements as identified in 

Part 3H - Sustainable Design.  
 
Parking and Access 

 
C19 Vehicular access from Botany Road must be avoided where access is available from a side street 

or rear laneway.  
 
C20 Where a rear laneway exists loading and unloading must occur from the laneway. 
 
C21 Development must comply with Part 3A - Car Parking. 
 
 
C22 Through site links and arcades are encouraged with new development to improve pedestrian 

access and safety. 
 
Advertising and Signage 

 
C23 Maintain limited advertisements and business signage which is consistent with the Botany 

Township Heritage Conservation Area. 
 
C24 Restrict signage to the awning fascia, under the awning or behind the shop window at street level. 
 
C25 Development must comply with Part 3D - Signage. 

 
Stormwater  

 
C26 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 

Management. 
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Figure 24 - Desired Future Character - Botany Local Centre 
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Note: 
Setbacks may be required for the provision of street trees.  
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5.2.2.8 Mascot Local Centre (Botany Road) 
 

Photo 7 - Mascot Local Centre  
 

 
 
Existing Character 
 
The Mascot Local Centre is located along Botany Road on a flat section of land (refer to Figure 25 and Photo 
7). It is a medium size Local Centre with over 100 shops including a small local supermarket servicing the 
surrounding community. It has a good mix of local shops and services. It benefits from two Council car parking 
areas (one on either side of Botany Road) with over 140 public car spaces provided. 
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Figure 25 - Mascot Local Centre 
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Historical Development 

The first land grants in Mascot were made in the early 1830’s with the main industry being market gardening.  
The area was originally known as North Botany until 1911 when the community voted to become known as 
Mascot.  
 
It was in 1920 that Mascot was chosen as the site of a public airfield and the Commonwealth bought just over 
150 acres for the purpose of building the airport in 1921. The first flights took off in 1924. 
 
Built Form 

The building stock around the Mascot Local Centre is represented by mainly detached residential dwellings 
adjacent to extensive industrial areas.  
 
The Mascot Local Centre comprises a long row of inter-war two-storey shop-top housing, on both sides of the 
road. The shop-top buildings are all built to the street alignment with continuous awnings and parapets.  
 
Height  

Development which seeks the maximum building height under the BBLEP 2013 and is south of Hollingshed 
Street will penetrate the Obstacle Limitation Surface (OLS) and is required to be assessed the CASA, 
Airservices Australian and the Airlines before an application could be submitted to the Department of 
Infrastructure and Transport for their determination.  
 
Heritage  

There are a number of Heritage Items either within or within the vicinity of the Mascot Local Centre listed in 
Table 7. 
 

Table 7 - Heritage Items within or in the vicinity of Mascot Local Centre 
 

Item No Suburb Name Address Lot and DP Significan
ce 

I35 Mascot House 1075 Botany Road Lot 1 DP939651 
Lot 1 DP314593 

Local 

I39 Mascot Commercial Building 
Group 

1133-1135 Botany Road, 
corner of Botany Road 
and King Street 

Pt Lot 1 DP932383 
Cnr Lot 1 DP930137 

Local 

I41 Mascot Commercial Building 
Group 

1171-1173 Botany Road Lot 11 Sec 1 DP1873 Local 

I42 Mascot Commercial Building 
Group 

1175-1177 Botany Road Lot 3 DP617916 
Lot 4 DP617916 

Local 

I43 Mascot Commercial Building 
Group 

1183-1185 Botany Road Lot C DP341159 Local 

I44 Mascot Commercial Building 
Group 

1187-1189 Botany Road Lot 1 DP541076 
Lot 2 DP541076 

Local 

I45 Mascot Commercial Building 
Group 

1193-1203 Botany Road Lot 12 DP832835 
Lot 1 DP1127006 
Lot D DP402625 

Local 
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Item No Suburb Name Address Lot and DP Significan
ce 

Lot E DP402625 
Lot F DP402625 
Lot A DP339491 
 

I46 Mascot Commercial Building 
Group 

1209-1223 Botany Road Lot A DP445050 
Lot B DP445050 
Lot 1  

Local 

I48 Mascot Single Storey 
Terrace Group 

1239-1245 Botany Road Lot 1 DP501790 
Lot 2 DP501790 
Lot 1 DP327594 
Lot 1 DP911127 
 

Local 

I77 Mascot Former Tennyson 
Hotel, now Mascot 
Inn 

952 Botany Road 
(corner of High Street 
and Botany Road) 

Lot 1 DP657249 Local 

I85 Mascot House 110 Coward Street Lot 1 DP999395 Local 
I88 Mascot Uniting Church and 

Rectory 
118-122 Coward Street Lot 2 DP917174 

Lot 1 DP917524 
Lot 1 DP197503 
Lot B DP155557 

Local 

I93 Mascot Fire Station 139 Coward Street Lot C DP330647 
Lot 46 DP667051 
 

Local 

I94 Mascot Botany Family Day 
Care 

149 Coward Street Lot 1 DP1136361 Local 

I116 Mascot House 16 Hardie Street Lot 43 Sec 1 DP1873 
 

Local 

I117 Mascot House 30 Hardie Street Lot 35 Sec 1 DP1873 
 

Local 

I145 Mascot House 159 King Street Lot 1 Sec 1 
DP977264 
 

Local 

I147 Mascot House – “Beverley” 190 King Street Lot 5 Sec 3 DP1873 
 

Local 

I148 Mascot House (front 
dwelling) 

191 King Street Lot 2 DP285422 
 

Local 

I149 Mascot Terrace Group 192-204 King Street Lot X DP440648 
Lot Y DP440648 
Lot Z DP440648 
Lot A DP440093 
Lot B DP440093 
Lot C DP440093 
Lot D DP440093 
 

Local 
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Public Parks and Community Facilities 
 
The area is provided with several parks and community facilities including Mascot Memorial Park, Mascot 
Library and Mascot Public School. Botany Bay City Council’s Administration Centre is at the northern end of 
the shopping strip.  
 
Public Domain 
 
The footpath and street furniture provide a reasonable standard of pedestrian amenity. Additional landscaping 
and other streetscape improvements are proposed in conjunction with new development to further improve the 
public domain and encourage active retail uses along the street such as outdoor dining. 
 
Access and Circulation 
The Mascot Local Centre is on the bus route, although most shoppers would use car transport or arrive on foot 
from nearby residences and business. The street parking is adequate for the level of retail activity and there 
are two Council public car parks.  A portion of the western side of Botany Lane has been identified to be 
acquired for road widening purposes (refer to BBLEP 2013).  
 
Views and Aspect 
 
The Centre runs north-south along Botany Road and is surrounded by a predominantly low density residential 
area. Botany Road is a major arterial road that carries substantial traffic volumes which impacts on the amenity 
of the Centre. 
  
Noise 
 
The Centre is affected by the 25 to 30 ANEF Contour and road traffic noise.  
 
Risk 

 
Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the ARTC Rail 
Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. Development 
Applications, planning proposals and rezoning of land received by Council for land within the Zone of Influence 
will be referred to the APA Group for consideration and comment. 
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Desired Future Character 
 
The Desired Future Character for the Mascot Local Centre is as follows: 
 

Objectives  
 

O1 To retain and conserve the Mascot shopping strip and encourage a viable and attractive Local 
Centre by improving the public domain and the public/private interface; 
 

O2 To protect the distinctive and characteristic elements of Mascot Local Centre shops and ensure 
the integration of these features into subsequent uses; 
 

O3 To ensure that development recognises predominant streetscape qualities (i.e. setbacks & design 
features); 
 

O4 To ensure development complements the height and architectural style found in the immediate 
vicinity, particularly where this has a clearly established character; 
 

O5 To retain existing trees and provide additional landscaping within the streetscape; 
 

O6 To allow reasonable redevelopment and to improve the architectural quality of building stock; 
 

O7 To retain a coherent streetscape with a consistent street wall and parapet line; 
 

O8 To improve and extend the pedestrian environment and to encourage appropriate outdoor uses  
with good solar access, such as cafes; 
 

O9 To ensure that dwellings within a mixed use development provide passive surveillance, resident 
interaction and address the street; 
 

O10 To encourage development of awnings as balconies for residential and commercial  units above 
(to improve amenity for unit dwellers and promote passive surveillance of streets); and  
 

O11 To encourage site consolidation and the provision of through- site pedestrian links or arcades that 
provide rear access to the public car parking areas. 

 
 

Controls 
 

Public Domain/Streetscape 
 

C1 Development must provide landscaping, street trees, lighting, public seating, paving and other 
public domain improvements identified by Council, generally in accordance with Figure 26. 

 
C2 Pedestrian amenity and connectivity must be enhanced in conjunction with new development. 

Through site links and arcades are encouraged with redevelopment to improve pedestrian 
access, amenity and safety. 

 
P a g e  | 83 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

 
 
Site Amalgamation 

 
C3 Redevelopment is encouraged through logical lot consolidation of sites and infill development. 

Avoid inappropriate lot consolidation patterns that would isolate and unreasonably restrict 
redevelopment on a single lot. 

 
Building Form and Design 

 
C4 The design of development must be generally consistent with the desired future character of the 

centre identified in Figure 26. 
 
C5 New development is to take into account and respond sympathetically to an established 

streetscape with strong architectural features and identity. New buildings are to reinforce these 
features and contribute to its character by incorporating traditional shopfronts and building 
facades. 

 
C6 A setback to the rear may be required where a site adjoins a residential area and is to be 

determined following a detailed site analysis at development application stage. Applicants must 
therefore demonstrate to Council with the development application that the amenity of 
neighbouring residential properties are protected in terms of sunlight and natural daylight access 
privacy and visual amenity.  

 
C7 Contemporary architectural design solutions are encouraged, however designs will need to 

demonstrate that they will not lead to a replacement or diminution of a street’s existing character. 
Council encourages diversity in building designs provided that development outcomes 
complement the existing character of the centre. 

 
C8 Buildings must address the street and their entries are to be readily apparent from the street. 

Developments on sites with two or more frontages must address both frontages, to promote, add 
prominence and diversity to the streetscape. Buildings that are orientated across sites, contrary to 
the established development pattern, are intrusive and often overlook adjoining properties. 

 
C9 Shop top housing must have windows and/or verandahs in the street elevation to encourage 

surveillance of the street. If the verandah is built over the street then a lease fee is payable to 
Council. The fee is set out in Council’s Fees and Charges. 

 
C10 Alterations and additions are to reflect the architectural design of the existing building. Materials 

and finishes are to be compatible with the existing building.  
 
C11 New development when viewed from the street is to be compatible with the character of buildings 

within the site’s visible locality by using similar shaped windows, doors and similar building 
materials. 

 
C12 A street number for the property is to be clearly identifiable from the street. 
 
C13 Awnings must be provided continuously and at the same height along the shop frontages to 

provide weather protection for pedestrians. 
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C14 Air conditioners must not be installed on street awnings or the front facade of buildings. 
C15 Development must comply with Council’s sustainable development requirements as identified in 

Part 3H - Sustainable Design. 
 

Parking and Access 
 

C16 Vehicular access from Botany Road must be avoided where access is available from a side street 
or rear laneway.  

 
C17 All loading and unloading is to be carried out on-site or from the rear laneway where it exists. 

Loading and unloading on Main Roads is to be avoided at all times.  
 
C18 Development must comply with Part 3A - Car Parking.  

 
 
Advertising and Signage 

 
C19 Maintain limited advertisements and business signage to minimise visual impact. 
 
C20 Restrict signage to the awning fascia, under the awning or behind the shop window at street level. 
 
C21 Development must comply with Part 3D - Signage. 

 
Height 

 
C22 A maximum height of 14 metres applies under BBLEP 2013. Building height at the street frontage 

is a maximum of two stories with Levels 3 and 4 to be setback from the street.  
 
C23 Development which seeks the maximum building height under the BBLEP 2013 and is south of 

Hollingshed Street will penetrate the Obstacle Limitation Surface (OLS) and is required to be 
assessed by CASA, Airservices Australian and the Airlines before an application can be 
submitted to the Department of Infrastructure and Transport for their determination.  

 
Stormwater 

 
C24 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 

Management. 
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Figure 26 - Future Desired Character - Mascot Local Centre 

 

Note: Setbacks may be required for the provision of street trees.  
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5.2.2.9 Hillsdale Local Centre 

 
Photo 8 - Hillsdale Local Centre 

 

 
 
Existing Character: 
 
The Hillsdale Local Centre is located along the western side of Bunnerong Road (refer to Figure 27 and 
Photo 8). It is a medium size Local Centre with a number of specialty shops and two supermarkets which 
service the surrounding community. It has a good mix of local shops and services within Southpoint Shopping 
centre. 
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Figure 27 - Hillsdale Local Centre 
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Historical Development 
 
Hillsdale is a predominantly residential suburb, with a high rise shopping centre called Southpoint (located on 
Bunnerong Road, which is a high-rise complex with retail shops and dwellings above. Hillsdale was part of the 
suburb of Matraville until the 1960s. Matraville was originally reserved for the Church and Schools Corporation 
with income generated intended to support clergy and teachers. It reverted to the crown in 1917 and was 
allocated for a settlement for soldiers returning from World War I. The suburb was split between Randwick and 
Botany Councils. When problems arose from the division in 1961, Botany Council decided to rename its 
portion Gilmore, to honour Australian poet Dame Mary Gilmore (1864 - 1962). After the Post Masters General 
Office pointed out that there already was a Gilmore, New South Wales, the council chose Hillsdale to honour 
Patrick Darcy Hills, who was the New South Wales minister for local government. It was a controversial choice 
since most residents believed that a name will have been chosen that reflected Australia's history.  
 
Many homes were built in Hillsdale after World War II including some by the Department of Housing. 
 
Built Form 
 
The building stock around the Hillsdale Local Centre is represented by predominantly three storey residential 
flat buildings to the west and south and dwelling houses to the north. 
 
The Hillsdale Local Centre is occupied by the multi storey Southpoint Shopping Centre and residential tower 
and associated car parking areas; and a mix of one, two and three storey commercial and residential 
buildings. 
 
Heritage  
 
There are no Heritage Items within the Hillsdale Local Centre, with the closest heritage item is listed in Table 
8: 

 
Table 8 - Heritage Items in the Vicinity of Hillsdale Local Centre 

 
Item No Suburb Name Address Lot and DP Significance 

I73 Hillsdale Matraville Public 
School 

310 Bunnerong Road 
(corner of Bunnerong 
and Beauchamp 
Roads) 
 

Lot 238 DP752015 
Lot 239 DP752015 

Local 

 
Public Parks and Community Facilities 
 
The area is provided with several public parks including Rhodes Street Reserve, Grace Campbell Reserve and 
some small pocket parks. Heffron Park and Matraville Sports Centre is located on the opposite side of 
Bunnerong Road within Randwick LGA.  
 
Matraville Public School is located in Hillsdale at the corner of Bunnerong and Beauchamp Roads. 
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Public Domain 
 
The footpath and existing street landscaping provide a reasonable standard of pedestrian amenity. Additional 
landscaping and other streetscape improvements are proposed in conjunction with new development to further 
improve the public domain and encourage active retail uses along the street such as outdoor dining. 
 
Access and Circulation 
 
The Hillsdale Local Centre is on the bus route, although most shoppers would use car transport or arrive on 
foot from nearby residences and business. Due to heavy traffic along Bunnerong Road, any new vehicular 
access to the shops is preferred from the rear service lane utilised by Southpoint Shopping Centre or from 
Flint Street. 
 
Vehicular access to the existing Southpoint Shopping Centre is from Flint Street. Southpoint provides both 
undercover and open air parking which meets the needs of the existing centre. There is an existing right of 
way at the rear of the Bunnerong Road properties, which currently provides access to the loading bay for 
Southpoint Shopping Centre. 
 
Views and Aspect 
 
The Centre runs north-south, on the western side of Bunnerong Road and is surrounded by older style three 
storey residential flat buildings to the south and west and a low density residential area to the north of Flint 
Street.  
 
The existing Southpoint Shopping Centre occupies a majority of the Centre and provides a visual landmark for 
the centre along Bunnerong Road. 
 
Bunnerong Road is a major arterial road that carries substantial traffic volumes which impacts on the amenity 
of the shops. 
 

P a g e  | 91 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 
Desired Future Character 
 
The Hillsdale Local Centre is already substantially developed, with Southpoint Shopping Centre occupying a 
majority of the Centre. Development of the remaining allotments in Bunnerong Road and Flint Street can only 
occur if the parcels are amalgamated in accordance with Figure 28 and vehicular access is from either the 
right of way at the rear of the Bunnerong Road properties or from Flint Street. Those properties along Flint 
Street are to provide a landscaped front setback, paving/landscaping of the footpath and passive surveillance 
of the street to improve the visual amenity and safety of the Centre where it abuts the low density residential 
area. 
 
The Objectives and Controls for the Desired Future Character for the Hillsdale Local Centre are as follows: 
 

Objectives  
 

O1 To encourage a viable and attractive Local Centre by improving the public domain and the 
public/private interface; 
 

O2 To retain existing trees and provide additional landscaping within the streetscape; 
 

O3 To allow reasonable redevelopment and to improve the architectural quality of building stock; 
 

O4 To retain a coherent streetscape with a consistent street wall and parapet line; 
 

O5 To improve and extend the pedestrian environment and to encourage appropriate outdoor uses 
with good solar access, such as cafes; 
 

O6 To ensure that dwellings within a mixed use development provide passive surveillance, resident 
interaction and address the street; 
 

O7 To encourage development of awnings as balconies for residential and commercial  units above 
(to improve amenity for unit dwellers and promote passive surveillance of streets); and   
 

O8 To encourage site consolidation. 
 

 

Controls 
 

Public Domain/Streetscape 
 

C1 Development must provide landscaping, street trees, decorative fencing, lighting, public seating, 
paving and other public domain improvements identified by Council, generally in accordance with 
Figure 28. 
 

C2 Pedestrian amenity and connectivity must be enhanced in conjunction with new development.  
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Site Amalgamation 

 
C3 Redevelopment is encouraged through logical lot consolidation of sites and infill development in 

accordance with Figure 29. Avoid inappropriate lot consolidation patterns that would isolate and 
unreasonably restrict redevelopment on a single lot. 

 
Building Form and Design 

 
C4 The design of development must be generally consistent with the desired future character of the 

centre identified in Figure 28. 
 

C5 A maximum height of 14 metres applies under BBLEP 2013. Building height at the street frontage 
is a maximum of two storeys with Level 3 and 4 to be setback from the front and rear boundary, 
subject to a detailed site analysis at Development Application stage. 
 

C6 A building setback along Flint Street is required to provide landscape planting along the front 
boundary to improve the visual amenity of the low density residential area opposite. This planting 
could also provide an attractive outlook for active uses such as outdoor dining which could adjoin  

 
the landscaped frontage. 

 
C7 Contemporary architectural design solutions are encouraged, however designs will need to 

demonstrate that they will not lead to a replacement or diminution of a street’s existing character. 
 
Council encourages diversity in building designs provided that development outcomes 
complement the existing character of the suburb. 
 

C8 Buildings must address the street and their entries are to be readily apparent from the street. 
Developments on sites with two or more frontages must address both frontages, to promote, add 
prominence and diversity to the streetscape. Buildings that are orientated across sites, contrary to 
the established development pattern, are intrusive and often overlook adjoining properties. 
 

C9 Awnings must be provided continuously and at the same height along the shop frontages to 
provide weather protection for pedestrians. 
 

C10 Shop top housing must have windows and/or verandahs/balconies facing the street to encourage 
passive surveillance of the street.  
 

C11 Developments must be designed to:  
 
(i) Promote uses that attract pedestrian traffic along the ground floor street frontages; 
(ii) Provide an active street edge; 
(iii) Provide opportunities for active uses such as outdoor dining; and 
(iv) Improve the safety and amenity of the Business Centre.  
 

C12 A street number for the property is to be clearly identifiable from the street. 
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C13 Existing street trees must be retained and supplemented with new planting where required by 
Council’s Landscape Officer. 
 

C14 Air conditioners must not be installed on street awnings or the front facade of buildings.  
 

C15 Development must comply with Council’s sustainable development requirements as identified in 
Part 3H - Sustainable Design. 

 
Parking and Access 

 
C16 Vehicular access to the development sites in Bunnerong Road is preferred from the existing 

carriageway at the rear of the properties or alternatively from Flint Street. This may require 
negotiation with the adjoining Southpoint Shopping Centre. 
 

C17 Where a rear laneway exists loading and unloading must occur from the laneway. All loading and 
unloading is to be carried out on the site. 
 

C18 Development must comply with Part 3A - Car Parking. 
 

Advertising and Signage 
 

C19 Maintain limited advertisements and business signage to minimise visual impact. 
 
C20 Restrict signage to the awning fascia, under the awning or behind the shop window at street level. 
 
C21 Development must comply with Development must comply with Part 3D - Signage. 

 
Flooding 

 
C22 Due to the proximity of Sydney Water stormwater channel in the area, finished floor levels of all 

habitable and non-habitable areas are to be a minimum 500mm and 300mm above the 1 in 100 
year ARI flood level respectively.  

 
C23 No structure and/or filling are permitted or to be placed within the 1 in 100 year ARI flood extent  

unless suitable and adequate mitigation measures approved by Council have been proposed and 
implemented. 

 
Stormwater  
 

C24 A Stormwater Management System is to be provided in accordance with Part 3G - Stormwater 
Management. 

 
 
 
 
 
. 
 
 

P a g e  | 94 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   
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Figure 28 - Future Desired Character - Hillsdale Local Centre 
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Note: Setbacks may be required for the provision of street trees. 
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Figure 29 - Hillsdale Local Centre: Site amalgamation  
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5.3 General Controls 
 
BBLEP 2013 establishes the primary objectives and controls for the business centres in the City of Botany 
Bay. This Part supports and complements BBLEP 2013 by providing detailed objectives and controls for all 
business development relating to: 

 
 Built Form; 
 Design; and 
 Environmental Management. 

 

5.3.1 Built Form  

5.3.1.1 Floor Space Ratio  
  

Achieving Floor Space Ratio  
 

C1 Not all site developments may be able to achieve the maximum permissible FSR, due to 
particular site characteristics, such as: 

 
(i) The size, shape and topography of the land; 
(ii) The presence of existing buildings on site, required to be retained; 
(iii) The need to reduce adverse impacts on neighbouring residential sites; and 
(iv) Not being able to satisfy Council’s traffic, parking and vehicular access requirements. 

 
C2 In determining an appropriate FSR, applicants must demonstrate to Council, in their development 

application submission, that the bulk and scale of development is acceptable and will not result in 
adverse impacts on adjoining dwellings, heritage items or the streetscape in terms of: 
(i) Loss of Privacy; 
(ii) Overshadowing/loss of natural light; 
(iii) Loss of views; 
(iv) Visual Amenity (Bulk and Scale); and 
(v) Increased traffic generation. 
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5.3.1.2 Height 
 
The building height controls work together with density (FSR) and setback controls to ensure that the overall 
built form is appropriate for the desired future character of each business centre. The primary controls relating 
to maximum height limits are found in the Botany Bay Local Environmental Plan 2013 (BBLEP 2013), however 
controls within this DCP further refine the maximum heights in storeys allowed within each business centre 
(refer to Character Statements for each Centre). 
 

Objectives 
 

O1 To ensure the scale of new buildings is consistent with the Desired Future Character of each  
business centre;  
 

O2 To limit the height and scale of buildings so that they do not dominate the streetscape; 
 

O3 To ensure that developments complement the scale, massing and design of adjoining 
development; 
 

O4 To enable buildings, open space and public domain areas to achieve an acceptable level of 
daylight and sunlight access; and 
 

O5 To ensure development has minimal impact on neighbouring properties in terms of potential loss 
of views, loss of privacy, overshadowing or visual intrusion. 

 
 

Controls 
 

C1 The maximum height of buildings must comply with the Height of Buildings Map and Clause 4.3 
of the Botany Bay Local Environmental Plan 2013. 
 

C2 In addition to C1, new buildings must also consider and respond to the predominant and 
characteristic height of buildings within the Centre; and consider the topography and shape of the 
site.  

 
C3 The maximum number of storeys must not exceed the maximum number of storeys identified in 

the relevant character statement for each Business Centre as set out in Part 5.2 - Character 
Statements for the Business Centres. If the maximum number of storeys is not identified in the 
Character Precinct, the maximum number of storeys must be consistent with the characteristic 
building height.  

 
 Note: Characteristic building height is defined as the average building  height of the two adjoining 

buildings. 
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Note 1: A rear setback may apply in all of the above Business Centres where a site adjoins a 
residential area/property. The extent of the setback will be determined subject to a detailed site 
analysis at development application stage. The analysis must demonstrate to Council that the 
proposed development minimises impacts on its residential neighbours (refer to Part 5.3.1.4 - Side 
and Rear Setbacks and Building Separation). 

 
 
Note 2:  Botany Bay Local Government Area lies within the prescribed airspace for Sydney 
(Kingsford Smith) Airport. The prescribed airspace for Sydney over Botany consists of Procedures 
for Air  Navigation Systems Operations (PANS-OPS) and Obstacle Limitation Surfaces (OLS). 

 
The critical component of the prescribed airspace over Botany Bay LGA is the Inner Horizontal 
Surface (51.0 metres AHD) of the OLS for Sydney (Kingsford Smith) Airport. Any intrusion into 
prescribed airspace would constitute a controlled activity1 and as such, must be referred to Sydney 
Airports Corporation Limited (SACL) for an approval process (Airports Act 1996 Section 186). 

 
 The approval process involves referral of the application to SACL for assessment relating to safety,  
 efficiency and regularity of air traffic using Sydney (Kingsford Smith) Airport and then onto the Civil  
 Aviation Safety Authority (CASA) and Airservices Australia (AsA) if required.  
 

Consideration during the planning stages will be given to the operating heights of all construction 
cranes (short-term controlled activities) necessary for the proposed controlled activity. SACL advises 
that approval to operate construction equipment (ie cranes) will be obtained prior to any commitment 
to construct as the height of this equipment is generally significantly higher than the proposed 
structure, therefore approval may not be granted. 

 
“Permanent controlled activities”2 are not permitted to penetrate the Procedures for Air Navigation 
Services Operations surfaces (PAN-OPS) component of the prescribed airspace. 

 
 
 
 
 
 
 
 

1 Section 182 of the Airports Act 1996 defines “Controlled Activities” as: constructing a building, or other structure, 
that intrudes into the prescribed airspace; altering a building or other structure so as to cause the building or 
structure to intrude into the prescribed airspace; any other activity that causes a thing attached to, or in physical 
contact with the ground to intrude into the prescribed airspace. 
2 Permanent controlled activity: any structure erected for a period of more than 3 months. 
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5.3.1.3 Street Setbacks 
 
Street setbacks establish the front building line and help to create the proportions of the street.  
 
The controls outlined in this Part will result in the enhancement of streetscape character and the continuity of 
street facades. It is anticipated that the street setbacks will also be used to enhance the setting for the 
building. In some cases, where the context is mixed use development where a component of the building is 
residential, they will provide for private open space in the form of balconies or verandahs above ground level. 
At upper levels they will provide for building articulation, a degree of openness in the street and a good spatial 
relationship between buildings that front streets. The spatial relationship of buildings is an important 
determinant of a good urban form.  
 

Objectives 
 

O1 To ensure the scale of new buildings is consistent with the Desired Future Character of each  
business centre;  
 

O2 To provide for new buildings that spatially define streets with well articulated facades; 
 

O3 To define the street edge at the ground and lower levels of the retail and commercial areas; 
 

O4 To reduce bulk, ensure adequate exposure to sunlight and ventilation and create the opportunity 
for visual and acoustic privacy at the upper levels of mixed use buildings; 
 

O5 To provide a threshold which creates a transition between public and private space for mixed use 
buildings;  
 

O6 To enable mixed use buildings with a residential component to be situated with adequate private 
open space/balconies; 
 

O7 To ensure new development is compatible with the desired future streetscape character; and 
 

O8 To create cohesive streetscapes with consistent building alignments particularly at ground level.  
 

 

Controls 
 

C1 Buildings are to be aligned along the street frontage to create a consistent street wall no higher 
than two storeys. A variation to the two storey wall height along the street frontage will only be 
permitted in certain circumstances where the height of adjoining buildings on the street exceeds 
two storeys or where the site is located on a street corner. In this instance applicants must submit 
a written justification to Council for this variation at development application stage. The variation 
will be considered by Council on its merits. 
 

C2 Setbacks for buildings which exceed two storeys are provided in the Character Precincts for each 
centre in Part 5.2 - Character Statements for the Business Centres. 
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5.3.1.4 Side and Rear Setbacks and Building Separation 
 

Objectives 
 

O1 To ensure developments provide for buildings with appropriate massing and separations between  
buildings to provide residential amenity particularly for mixed use buildings; 
 

O2 To provide visual and acoustic privacy for residential dwellings within a mixed use development 
and also surrounding residential properties; 
 

O3 To provide building configurations that facilitate the provision of useable private and  communal  
open space areas; 
 

O4 To position built forms to minimise overshadowing of adjacent properties and private or communal 
open space; 
 

O5 To reinforce the desired spatial character in terms of openness and density; 
 

O6 To minimise the visual intrusion of building bulk on neighbouring properties; 
 

O7 To enable view corridors between dwellings from streets, parks and surrounding developments; 
and 
 

O8 To minimise overshadowing of adjacent properties and open space. 
 

 

Controls 
 

C1 Where a site adjoins residential development appropriate rear or side setbacks must be provided 
to ensure that potential impacts on adjoining or surrounding residential properties are minimised 
in terms of loss of privacy, sunlight and daylight access and visual amenity. The appropriate 
setback will be determined at development application stage, subject to a detailed Site Analysis. 
Applicants must therefore demonstrate to Council at development application stage that impacts 
on the residential area are minimised. 
 

C2 Developments to which State Environmental Planning Policy No 65 (SEPP 65) applies are to 
adhere to the Apartment Design Guide provisions for building separation.  
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5.3.1.5 Built Form and Streetscape 
 

Objectives 
 

O1 To ensure that new buildings are consistent with the built form envisaged in the Desired Future 
Character Statements for each centre;  
 

O2 To achieve development that is of an appropriate scale and form in the context of adjoining land 
uses; 
 

O3 To ensure that individual development proposals are designed to an appropriate size, mass and 
separation to protect solar access to adjoining buildings and the public domain; 
 

O4 To ensure the built forms make a positive contribution to the street/public domain;  
 

O5 To allow for building design and development that comprises high quality architectural design 
features; and 
 

O6 To ensure built forms provide adequate amenity for occupants in terms of access to sunlight and 
natural ventilation.  

 
 

Controls 
 

C1 Built form must be consistent with the Desired Future Character Statements for each centre and 
result in a high quality built form and energy efficient architectural design (refer to Part 5.2 -
Character Statements for Business Centres). 
 

C2 Buildings must have a consistent street wall height and provide a continuous street frontage and 
awning height along the street frontage where appropriate. 
 

C3 Blank walls are to be avoided adjoining principle streets and the public domain. If they are  
unavoidable amelioration measures such as artwork or landscaping is required to enhance the 
visual amenity and reduce vandalism.  
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5.3.1.6 Excavation 
 

Objective 
 

O1 To ensure that buildings respect the natural landform of a site. 
 

 

Controls 
 

C1 Buildings must not dominate nor detract from the natural landform. The siting of buildings must  
relate to the site’s natural context and topographical features. 
 

C2 Where steep or sloping sites exist, the building must not protrude from the landscape but must be  
staggered or stepped into the natural slope of the land. 
 

C3 Developments must avoid the unnecessary use of cut and fill by designing and siting buildings  
within the natural slope of the land.  If cut and fill is required for drainage or other purposes, 
Council will consider its effect on the streetscape and adjoining properties. 
 

C4 Any excavation adjacent to RMS infrastructure must comply with the requirements of the 
Technical Direction (GTD 2012/001) – Excavation Adjacent to RMS Infrastructure. A copy of this 
Technical Direction can be downloaded via the following link: 
http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html  
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5.3.2 Design 
 

5.3.2.1 Design Excellence 
 

Botany Bay Local Environmental Plan 2013 aims “to create a highly liveable urban place, through promotion of 
design excellence in all elements of the built environment and public domain.” 
 
As such, all new development is required to achieve excellence in urban design, as detailed in the objectives 
and controls in this Part. 
 

Objectives 
 

O1 To provide detailed design objectives and controls that encourage innovative design that 
positively responds to the character and context of the locality; 
 

O2 To create a highly liveable urban place, through promotion of design excellence in all elements of 
the built environment and public domain; and 
 

O3 To encourage architectural design that reflects an innovative and high quality building that 
responds to the context of the area and the Desired Future Character Statement for the Centre. 

 
 

Controls 
 

C1 To achieve excellence in urban design, all development must: 
(i) Take into consideration the characteristics of the site and adjoining development by 

 undertaking a thorough site analysis; 
(ii) Utilise innovative design which positively responds to the character and context of its locality; 
(iii) Provide a design which is sustainable; 
(iv) Enhance the streetscape character of the locality; 
(v) Ensure that proposed development is consistent in height and scale with surrounding 

 development; 
(vi) Maintain established setbacks; 
(vii) Design buildings to minimise impacts on neighbours by maintaining appropriate levels of 

 solar access and privacy; 
(viii) Ensure any development utilises materials and finishes which complement the locality; 
(ix) Design for acoustic and visual privacy;  
(x) Ensure dwellings and open space areas achieve good solar access, and are energy  

 efficient; 
(xi) Ensure building entries address the street and are clearly visible from the street or 

 footpaths; 
(xii) Design development that provides good quality landscaping; 
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(xiii) Consider the relationship of private open space to the layout of the dwelling; 
(xiv) Use design techniques which promote safety and discourage crime; and 
(xv) Encourage active street frontages 

 
C2 The Development Application must identify, through a design statement, how design excellence 

will be achieved in the proposed development. The design statement must include drawings and 
examples of the building features, textures, materials, finishes and colours and how they are 
suitable to the subject site and its context. 
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5.3.2.2 Building Design  
 

Objectives 
 

O1 To provide detailed design objectives and controls that encourage innovative design that 
positively responds to the character and context of the locality; 
 

O2 To achieve building designs that compliment the urban design and character of the Business 
Centres; 
 

O3 To promote visual continuity throughout the Business Centres; and 
 

O4 To protect the visual privacy and amenity of sensitive land uses (i.e. residential). 
 

 

Controls 
 

C1 Building construction must be undertaken in compliance with the Building Code of Australia 
(BCA).All development applications must submit a BCA report outlining the compliance of the 
building design with the BCA. 
 

C2 All development applications that contain residential development or are adjacent to residential 
development must provide a design statement addressing privacy and overshadowing of 
residential dwellings from the business component. 
 

C3 If the development is located in a heritage conservation area or adjoining a Heritage Item the 
objectives and controls contained in Part 3B - Heritage  must be addressed in the Development 
Application and accompanying heritage impact statement.  
 

C4 If residential dwellings are proposed as part of a mixed use development, balconies, private open 
space area and communal open space areas must be screened to address any privacy impacts 
on adjoining residential properties.  
 

C5 All mechanical ventilation, exhaust towers and cooling systems must not be visible from any 
public space. These elements must not impact on the visual presentation of the building.  Care is 
required in the location of any exhaust vent that may generate smells to ensure effects on the 
residential amenity are minimised.  
 

C6 Sustainable sourced or recycled building materials must be used in accordance with Part 3H - 
Sustainable Design.  
 

C7 A schedule of external finishes and materials must be submitted at development application stage 
to articulate the building’s design complements the Business Centre. 
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5.3.2.3 Reflectivity 
 

Objective 
 

O1 To reduce glare and reflection from business or mixed use developments that may impact on 
public safety and residential amenity. 

 
 

Controls 
 

C1 The reflectivity of building materials must not result in glare to motorists, residents or pedestrians 
or endanger their safety.  
 

C2 Reflective glass must not be used in any external finishes. 
 

C3 The solar reflectance value of building materials must not exceed 20%. The schedule of building 
materials provided with the development application must include the manufactures solar 
reflectivity value for all external building materials to be used.  
 

C4 A reflectivity report may be required by Council at development application stage examining the 
effects of possible glare on pedestrians and motorists. 
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5.3.2.4 Awnings and Verandahs 
 
Balconies and verandahs built above Council footpaths can provide additional floor space for both commercial 
and residential use. The community can benefit from upstairs outdoor dining with a restaurant, or as extra 
private open space for a residence. In both cases they provide passive surveillance of the local streets and 
weather protection for pedestrians. 
 
Balconies, verandahs and awnings above public footpaths need to be designed with an emphasis on public 
safety. Posts and other structural elements must be sited clear of vehicle parking and movement paths, 
without unreasonably inconveniencing pedestrian flows.  
 
Council will seek market rental rates for the occupation of balconies above public footpaths for commercial and 
a reduced rate for residential purposes. These revenues will cover administration costs, and provide for a 
return on the public asset to the Botany Bay community. 
 

Objectives 
 

O1 To provide weather protection at street level for pedestrian traffic; 
 

O2 To improve pedestrian amenity and usability; 
 

O3 To encourage an active street frontage; 
 

O4 To encourage the provision of street trees; 
 

O5 To improve passive surveillance for the local streets; and 
 

O6 To provide opportunities for local outdoor dining.  
 

 

Controls 
 

C1 New development must provide awnings above the footpath to provide weather protection for 
pedestrians. 
 

C2 Awnings and/or verandahs are to be setback a minimum 1m from the face of the kerb or in 
continuity with adjoining properties. In certain centres the setback will need to be increased to 
1500mm from the kerb to allow for the planting of street trees. The appropriate setback for 
awnings can be determined at Pre- DA stage in consultation with Council and for classified roads 
with Roads and Maritime Services (RMS).  

 
Note: 

• Awnings and verandas along classified roads will be set back a minimum of 1.5 metres 
from the kerb; 

• Awnings and verandas along local roads that intersect with classified roads will be set 
back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres from the 
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intersection with the classified road; and  
• At any signalised intersections (on local roads or classified roads), awnings and verandas 

will be set back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres 
from the signalised intersection. 

 
C3 Awning design must be a solid suspended steel box type section, with a minimum soffit height of 

3.2 metres. Awning height is required to provide continuity with adjoining properties, following the 
street grade, and must be of sufficient depth to provide good shade and shelter to pedestrians. It 
is required to make provision for street trees. 
 

C4 Under awning lighting is be included; either recessed into the soffit of the awning or wall mounted 
on the building. It is required to be energy efficient and to minimise spillage into residential 
dwellings. The lighting must be robust and vandal resistant. 
 

C5 Further kerb-side setback condition (2.5 metres minimum) are to be required on major roads, in 
accordance with RTA “Clear Zones” provisions. 
 

C6 Verandahs are encouraged above awnings to assist with passive surveillance of the street and 
increased amenity for residential dwellings. They must be designed to remain standing in the 
event of removal of any one post or both corner posts with respect to a street corner. If the site is 
exposed to heavy traffic or where the posts/columns could interfere with pedestrian pathways, the 
structure may be required to be cantilevered. A structural engineer must certify all structures prior 
to the issue of the occupation certificate. 
 
Note: 
Commercial or residential occupation of balconies and verandahs above public roads is subject to 
Council approval and the issue of a permit under the Roads Act, 1993.For balconies and 
verandahs over classified public road boundaries please discuss the proposal with Roads and 
Maritime Services. 
 

C7 For verandahs that are built over the footpath or road reserve areas, a lease fee is payable to  
Council.  A structural certificate issued by a qualified engineer is to be submitted to Council every  
year to ensure the structural integrity of the verandah.  
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5.3.2.5 Public Domain Interface at Ground Level 
 
The redevelopment expected to occur within the City of Botany Bay business centres over the coming decade 
presents the opportunity to significantly improve the private and public domain interface at the ground level. 
This will promote a high level of pedestrian amenity.  
 
Considerations of the interface at ground level will also consider ancillary elements such as driveways, parking 
areas and fencing. The quality and scale of public domain elements also affect the interface.  
 
Architectural quality contributes to the character and quality of the streetscape at ground level. High 
architectural quality requires appropriate composition of building elements, textures, materials and colours and 
reflects the use, internal design and structure of a development.  

 

Objectives 
 

O1 To provide an attractive ground level interface between the private and public domain;  
 

O2 To ensure that all ground level elements of buildings visible from the street make a positive 
contribution to the public domain;  
 

O3 To design building entrances that provide a clear entry to the development that will assist in visitor  
orientation; 
 

O4 To ensure that access to parking does not dominate the streetscape; and  
 

O5 To ensure that buildings adjacent to parks address them.  
 

 

Controls 
 

C1 Development must comply with the Desired Future Character objectives and controls identified in 
Part 5.2 - Character Statements for the Business Centres.  
 

C2 Development must be designed so that it has a clearly definable entry and addresses the street. 
 

C3 For mixed use development which contains residential dwellings, the primary area of outdoor 
private open space must not be located on the street frontage, unless it is on the first floor or 
above.  
 

C4 The visual and physical connection between the building frontage and the public domain must be 
considered in all development applications to ensure that the interface at ground level promotes a 
high level of pedestrian amenity. 
 

C5 Public domain improvement works such as footpath paving, reconstruction of kerb and gutter,  
landscaping, street trees, amenity area lighting  and furniture may be required at the developers 
expense.  
 

P a g e  | 113 

Part 5 - Business Centres                                                                  Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016   

 



 
 

5.3.2.6 Active Street Frontages 
 
Within the Business Centres certain land has been identified within the BBLEP 2013 as having an ‘Active 
street frontage’ on the Active Street Frontages Map. The objective for active street frontages within the BBLEP 
2013 is to promote uses that attract pedestrian traffic along certain ground floor street frontages. The purpose 
of the ground floor must be for business premises or retail premises. 

Under BBLEP 2013 a building has an “active street frontage” if all premises on the ground floor of the building 
facing the street are used for the purposes of business premises or retail premises. 
 

Objectives 
 

O1 To promote uses that attract pedestrian traffic along certain ground floor street frontages; 
 

O2 To provide an active street edge; 
 

O3 To provide opportunities for active uses such as outdoor dining; and 
 

O4 To improve the safety and amenity of the Business Centres.  
 

 

Controls 
 

C1 Development is to provide active street frontages in accordance with the Active Street Frontages 
Map and Clause 6.15 Active Street Frontages under BBLEP 2013. 
 

C2 New developments must consider building setbacks to allow for outdoor seating opportunities. 
 

C3 Developments must identify landscaping, street paving and furniture etc along the active street  
frontage to improve the private and public domain interface at the ground level. Any proposed 
works in the public domain must be approved by Council and be consistent with the Desired 
Future Character for the centre, as identified in Part 5.2 - Character Statements for the 
Business Centres. 
 

C4 Any outdoor seating must be proposed so as not to compromise pedestrian safety and access or  
reduce vehicle sight lines. There must be a minimum of 2 metres available on the public footpath 
(clear of any obstruction) for pedestrian access. 
 

C5 Where it is proposed to occupy the Council footpath for outdoor dining, the applicant must obtain 
development consent,  in addition to a lease agreement with Council. 
 

C6 Active street frontage where possible must take advantage of public open spaces, and views and 
vistas etc to orientate the active uses on the ground floor. (i.e. café outdoor seating must be 
orientated to parks and open spaces to improve visual amenity for patrons.) 
 

C7 If the active street frontage adjoins a Heritage Item the setback, design and scale of the active  
street frontage must complement the Heritage Item. 
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5.3.2.7 Heritage 
 

Objective 
 

O1 To ensure that development is compatible with existing Heritage Items and/or buildings within a 
Heritage Conservation Area. 

 
 

Control 
 

C1 If a site is a heritage item or in the vicinity of a Heritage Item or within either the Botany Township 
Heritage Conservation Area or Daceyville Heritage Conservation Area you also need to address 
Part 3B - Heritage. 
 
Note: Council requires a Heritage Impact Statement to accompany a development application if it 
is considered that the proposed development may have an impact on the heritage value of a 
Heritage Item, or Heritage Item in the vicinity of a site; or if the site is located within or adjoining a 
Heritage Conservation Area.  
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5.3.2.8 Interface between Business Zones and Adjoining Landuses 
 
It is essential that an appropriate interface be created between the business zone and the adjoining landuse to 
ensure that there are no detrimental effects on residential amenity and that the built forms are complimentary. 
 

Objectives 
 

O1 To address the impact of business zones at their interface with adjoining landuses; and 
 

O2 To conserve the privacy, solar, access and overall amenity of neighbouring properties. 
 

 
 

Controls 
 

C1 Clear boundaries between the public and private domain must be created to enhance 
security, privacy and safety. 
 

C2 Shadow diagrams must be provided for all development proposals for the summer and 
winter solstices. Shadow diagrams must show shadow impacts at 9am, 12 noon and 
3pm for both solstices. Additional building setbacks may be required where internal site shadow 
impacts or impacts on adjoining properties are considered by Council to be unreasonable. 
 

C3 The design and positioning of all mechanical plant and equipment (i.e. air conditioning 
units, mechanical ventilation, duct work and exhausts) must be taken into account early 
on in the design process. The non residential use must not have a negative influence on 
residential uses concerning noise or odour. 
 

C4 Noise emissions are to comply with the following noise criteria: 
 
(i) The operation of all plant and equipment will not give rise to an equivalent continuous (LAeq 

sound pressure level at any point on any residential property greater than 5dB(A) above the 
existing background LA90 level (in the absence of the noise under consideration). 

(ii) The operation of all plant and equipment when assessed on any residential property will not 
give rise to a sound pressure level that exceeds LAeq 50dB(A) day time and LAeq 40 dB(A) 
 night time.  

(iii) The operation of all plant and equipment when assessed on any neighbouring  
 commercial/industrial premises will not give rise to a sound pressure level that exceeds 
 LAeq 65dB(A) day time/night time. 

 
C5 For assessment purposes, the above LAeq sound levels will be assessed over a period of 10-15 

minutes and adjusted in accordance with EPA guidelines for tonality, frequency weighting, 
impulsive characteristics, fluctuations and temporal content where necessary. 
 

C6 For some uses a noise impact assessment is required to be submitted with a development 
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application for an industrial development adjoining a residential property, verifying that these 
noise criteria can be satisfied. The report will identify all possible noise sources/activities from the 
proposed development and is to be prepared by a suitably qualified consultant who is a member 
of the Australian Acoustical Society (AAS).  
 

C7 Development will be designed to locate sources of noise such as garbage collection, 
loading/unloading areas, air conditioning plant/other machinery, and parking areas away from 
adjoining residential properties and where necessary, be screened by walls or other acoustical 
treatment. 

 
C8 A dense landscape buffer of 2-3 metres in width must be provided at the residential - non-

residential interface and must include suitable screening trees and shrubs.  
 

C9 Development of 4 storeys or more in height adjacent to a school are to consider the following: 
 

(i) Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

(ii) Orientating internal spaces so that low occupancy rooms face school property; and 
(iii) Windows and balconies are to be designed to reduce opportunities for overlooking school 

grounds.  
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5.3.2.9  Landscaped Area 
 
Landscape design contributes to the amenity and aesthetic quality of building settings and the public domain. 
It is fundamental to the design of mixed use building and business centres, and must be integrated with 
architectural design from the site planning stage. Landscape spaces must not be generated by leftover spaces 
resulting from building siting and location. The consideration of optimal planting conditions for soft landscape 
must be integral to building design. Landscape planting can also contribute to environmental amenity and 
sustainability, through microclimatic amelioration, biodiversity, and the reduction of heat island effects in urban 
areas. 
 

Objectives 
 

O1 To improve microclimate and solar performance within blocks; 
 

O2 To enhance the public domain at the edges of developments; and 
 

O3 To reduce heat in the urban environment. 
 

 

Controls 
 

C1 Residential setbacks from streets and parks are to support planting, at a scale that allows passive 
surveillance of the public domain. This requirement may vary with each block. 
 

C2 The use of appropriate plant species for screening that do not unreasonably block sunlight and air 
movement on neighbouring sites is required. 
 

C3 Provide a sufficient depth of soil on podium areas in accordance with the Councils Technical 
Guideline for Landscape in Development Sites (refer to Part 10 -  Landscape Technical 
Guidelines for Development Sites).  
 

C4 Minimize maintenance by using robust landscape elements (refer to Part 3L – Landscaping and 
Tree Management). 
 

C5 Ensure that planter boxes are designed to optimize the long term health of plants, with 
suitable drainage and irrigation systems. 
 
 
 

C6 All landscaping must comply with Councils Technical Guideline for Landscape in Development 
Sites (refer to Part 10 - Landscape Technical Guideline for Development Sites and Part 3L – 
Landscaping and Tree Management).  
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5.3.2.10 Private Open Space and Communal Open Space 
 
Private and communal open spaces are vital to all development sites where residential units are proposed, 
particularly in the business centres where deep soil planting is not required for mixed use or commercial 
buildings. Communal open spaces must be predominantly landscaped, although site constraints will often 
mean that planting is not within a deep soil zone.  
 

Objectives 
 

O1 To enhance the public domain at the edges of developments;  
 

O2 To provide residents within the Business Centres with opportunities for both passive and active 
recreation; 
 

O3 To enable residents to have a pleasant outlook; and 
 

O4 To maximise provision of private and communal open space. 
 

 

Controls 
 

 
 

C1 The primary area of outdoor private open space must not be located at grade on the street 
frontage. 
 
 

C2 Communal open space can be provided at grade or on podiums and roof tops. The space must 
be appropriately landscaped and provided with a recreational facilities or features, for example 
BBQ area, seating, children’s play area, landscape features or the like and must include 
pedestrian scale lighting, to be shown in the detailed landscape plan. 
 

C3 More than 70% of the communal open space area must be capable of growing plants, grasses 
and trees of carrying height and canopy. 

 
C4 Where a site adjoins a residential property, 3 metre wide landscape planting must be provided 

along the common boundary to provide a visual separation between the residential and the non-
residential development. The area is to be mass planted with tall shrubs and suitable dense trees.  
 

C7 All landscaping must comply with Councils Technical Guideline for Landscape in Development 
Sites (refer to Part 10 - Landscape Technical Guideline for Development Sites and Part 3L – 
Landscaping and Tree Management).  
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5.3.2.11 Materials and Finishes 
 

The use of sympathetic building materials, finishes and colour schemes, ensures that the visual character of 
the Business Centres is enhanced. 
 

Objectives 
 

O1 To ensure that the choice of external materials, colour schemes and building details on new 
development reinforces existing development in the locality and enhances the streetscape; and 
 

O2 To encourage the use of energy efficient building materials. 
 

 

Controls 
 
General  

C1 A Schedule of Finishes and a detailed Colour Scheme for the building facade is to accompany all 
Development Applications involving building works (refer to Council’s Development Application 
Guide).   
 
The Schedule of Finishes is to consist of : 
 
(i) Samples of materials cross-referenced with manufacturer’s details and product code; and 
(ii) A detailed colour scheme to be shown in the form of coloured building elevations which is 

cross-referenced with a colour sample chart showing manufacturer’s details and product 
code. 

 
C2 The use of intrusive materials and practices for new development is not permitted.  This includes 

extensive areas of glass sheeting and glass blocks; the painting, rendering or bagging of any 
original unpainted masonry or sandstone surfaces; and cladding that requires maintenance. 
 

C3 All materials and finishes utilised must have low reflectivity. The use of dark tinted or reflective 
glass is not a suitable material and must not be used. 
 

C4 Alterations and additions are to match the existing building (in colour, form and materials) to 
ensure that the additions/alterations are integrated with the overall appearance of the building and 
streetscape. 

 
Colour Schemes 

 
C1 New development must incorporate colour schemes that are consistent with the predominant 

colour schemes in the street. No expansive use of white, light or primary colours which 
dominate the streetscape are permitted. 
 

C2 Where a first floor addition is proposed the materials, colours and textures must be of a 
compatible material with those used on the ground floor of the existing dwelling. 
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Heritage 
 

C3 Development of a Heritage Item or building within a Heritage Conservation Area must utilise 
colours and materials which are sympathetic with the heritage character or the Heritage Item or  
Heritage Conservation Area. 
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5.3.2.12 Servicing 
 
The impact of service vehicles on footpaths and laneways can be detrimental to pedestrian traffic and 
residential amenity.  Onsite loading and unloading areas are required to ensure that delivery vehicles do not 
block roads and result in amenity and safety issues. 
 

Objectives 
 

O1 To encourage the use of energy efficient building materials. 
 

O2 To minimise the negative impact on pedestrian traffic and residential amenity; and 
 

O3 To ensure that vehicles do not stand on the road, footway or public domain while 
loading/unloading goods. 

 
 

Controls 
 

C1 New commercial or mixed use buildings must provide a loading dock on-site. Where this is not 
viable loading and unloading may be permitted from to a rear lane or side street subject to 
Council’s engineer approval.  
 

C2 Loading and unloading areas must be well screened from the public domain and located 
underground where practical. 
 

C3 Service vehicles must enter and leave the loading dock in a forward direction. 
 

C4 Delivery and operation of loading docks is to be restricted to the approved trading hours. 
 

C5 No garbage collection is permitted between 10pm and 6am. 
 

C6 Loading docks must comply with AS 2890/2 (2002) - Offstreet commercial vehicle facilities. 
 

C7 The largest delivery vehicle permitted will be restricted to Medium Rigid Vehicle (MRV) as 
denoted by AS 2890.2. Vehicles larger than MRV may be considered by Council for a large 
development site with loading and unloading to be carried out on-site only.  
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5.3.2.13 Access & Mobility 
 

Objectives 
 

O1 To have buildings, businesses and places that are accessible to all people, regardless of mobility 
restrictions or sensory impairment, consistent with requirements under the Disability 
Discrimination Act 1992 and the Building Code of Australia;  
 

O2 To have accessible design principles considered in all new development and significant 
alterations and additions to existing development; and 
 

O3 To have accessible places and buildings to promote dignity independence and safety for all the 
community. 

 
 

Controls 
 

C1 Development must comply with Part 3C - Access and Mobility.  
 

C2 Accessibility must be enhanced as a result of retail shop conversions and/or renovations. No 
development will be approved that reduces access to a site.  
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5.3.2.14 Crime Prevention, Safety and Security 
 
There are 3 key elements to safety and security, these include: 
 

(i) Security through crime risk prevention; 
(ii) Safety through building construction and installation of fire safety equipment within developments; and 
(iii) Consideration of the impacts of surrounding land uses (i.e adjoining rail corridors, major roads, 

dangerous good routes and hazardous industries). 
 
Crime Prevention 
 
The Crime Prevention and the Assessment of Development Applications Guideline details how local 
government is to consider Crime Prevention Through Environment Design (CPTED) Principles. Before a 
decision can be made on a development application, council must consider the application under section 79C 
of the Environmental Planning and Assessment Act 1979 including the consideration of the following: 
 
 The likely impacts of that development, including the environmental impacts on the natural and built 

environments, and social and economic impacts on the locality; and 
 The public interest. 

 
Council has an obligation to ensure that a development provides safety and security to users and the 
community. If a development presents a crime risk, these guidelines can be used to justify modification of the 
development to minimise the risk of crime, or refusal of the development on the grounds that crime risk cannot 
be appropriately minimised. 
 
Council will endeavour to support the minimisation of crime risk as part of all development applications. 
Council may if required for certain types of development refer to the development application to the NSW 
Police Local Area Command for assessment against CPTED principles where the proposed land use or 
design of the development poses a crime risk. 
 
There are four key assessment principles within CPTED that will be applied. These include: 
 

Surveillance - The attractiveness of crime targets can be reduced by providing opportunities for 
effective surveillance, both natural and technical. 
 

Access control - Physical and symbolic barriers can be used to attract, channel or restrict the 
movement of people. They minimise opportunities for crime and increase the effort required to commit 
crime. 

 
Territorial reinforcement - Community ownership of public space sends positive signals. People often 
feel comfortable in, and are more likely to visit, places which feel owned and cared for. Well used places 
also reduce opportunities for crime and increase risk to criminals. 

 
Space management - Popular public space is often attractive, well maintained and well used space. 
Linked to the principle of territorial reinforcement, space management ensures that space is 
appropriately utilised and well cared for. 
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Building Construction and Fire Safety 
 
Another safety and security measure for the occupation of a building is compliance with Building Code of 
Australia requirements which relate to sound building construction and installation of fire safety equipment 
including smoke detectors, building sprinkler systems for certain types of land uses, hazard management 
systems, warning systems and emergency lighting. These elements ensure that the occupation of the building 
can be managed in a safe manner. Surrounding land uses that will be considered include the freight rail 
corridor, major roads, the dangerous goods routes and potentially hazardous industry. Consideration of these 
surrounding land uses may result in changes to site boundary treatments, the development of risk 
management plans and changes to site access for safe vehicular movements. 
 
Note: Applicant will be aware that referral to the NSW Police for CPTED assessment may result in 
amendments being required to the design of the development or the installation of security devices. 
 
Note: For further information applicants will refer to Crime Prevention and the Assessment of Development 
Applications issued by the Department of Urban Affairs and Planning. 
 

Objectives 
 

O1 To reduce opportunities for seclusion through the adoption of appropriate design of site boundary 
treatments (i.e. fencing, landscaping, driveways and open spaces); 
 

O2 To reduce opportunities for crime through the use of natural surveillance, building design and 
siting; 
 

O3 To promote definition between public and private spaces and management of these spaces to 
reduce crime risk; and 
 

O4 To support the safe occupation and use of buildings. 
 

 

Controls 
 

C1 Any construction plans with the development application must show the location of smoke 
detectors, together with a specification on their installation in accordance with the Building Code 
of Australia (BCA).  
 

C2 Boundary fences will not provide opportunities for seclusion and will be of a height that does not 
prevent the surveillance of streets. 

 
C3 Development must comply with Part 3I - Crime Prevention, Safety and Security. 

 
C4  Buildings and open space areas will be designed to: 

 
(i) Enable casual surveillance of streets, open space and entrances to buildings; 
(ii) Minimise access between roofs, balconies and windows of adjoining developments; and 
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(iii) Ensure adequate lighting to access routes, car park areas and open space. 
 
 
 

C5 External lighting must provided to mixed use developments, commercial developments and 
industrial areas where pedestrian ways, main building entries, driveways, communal areas and 
car parks require public access at night or after normal trading hours. 
 

C6 External lighting is to comply with the requirements of Section 9.21: Lighting in the Vicinity of 
Aerodromes, Manual of Standards, Part 139 – Aerodromes Version 1.1, February 2003. All 
lighting, regardless of location, which may affect the safe operation of aircraft operating at Sydney 
Airport are required to be compatible with the above requirements. 
 

C7 Access to car parks from common areas are to be secured by lockable doors. 
 

C8 An audio or video intercom system is to be provided at the entry or in the lobby for visitors to 
communicate with residents within mixed use developments. 
 

C9 Applications for development over 20 dwellings are to be accompanied by a formal crime risk 
assessment.  
 

C10 Blank walls addressing the street frontage and other public places will be avoided. Where it is 
unavoidable, planting for screening purposes or anti-graffiti paint will be used. 
 

C11 Entry to basement parking areas will be through security access via the main building. This 
access will be fitted with a one-way door from the foyer into the basement.  
 

C12 Provide clear signage and identification of buildings or dwellings, ie: clear numbering. Location 
maps and directional signage will be provided for larger developments.  
 

C13 Access and egress routes and dark or sheltered areas will be clearly illuminated. All lighting must 
comply with relevant Australian Standards. 
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5.3.2.15 Advertising and Signage 
 
Advertising and the related signage are important features of business centres. It is important that they 
contribute to the public domain and enhance the streetscape rather than detract from it. Signage must be 
integrated into the building design.  
 

Objectives 
 

O1 That the placement and design of signage and advertising is incorporated into the architectural 
design of a development; 
 

O2 That the future character of a streetscape is considered in any design of advertising and signage; 
 

O3 To ensure that signage is access and visually impaired friendly; 
 

O4 That the public domain is considered in the assessment of signage; 
 

O5 To prevent negative impacts on the local amenity and streetscape from excessive advertising; 
 

O6 To minimise the impacts by illumination on the community including motorists; 
 

O7 To protect the existing and potential roof scapes and to maintain views; and 
 

O8 To require that the position and design of signage is considered in conjunction with road safety 
and traffic management principles. 

 
 

Control 
 

C1 Signage must comply with Part 3D - Signage.  
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5.3.3 Amenity 

5.3.3.1 Acoustic Privacy  
Acoustic privacy is an important factor to be taken into account when achieving satisfactory living 
environments, particularly in medium to high density environments. By considering layout, design and 
materials within the development proposal acoustic impacts from noise sources can be minimised. 
 

Objectives 
 

O1 To ensure new development provides adequate acoustic privacy levels internally and  externally 
for neighbouring dwellings and residents of mixed use buildings; 
 

O2 To maximise outlook to the public domain whilst maintaining acoustic privacy; 
 

O3 To reduce the impact of ambient noise by appropriate landscaping and architectural detailing; and 
 

O4 To minimise the impact of aircraft and traffic noise on residential accommodation. 
 

 

Controls 
 

C1 Dwellings close to high noise sources such as busy roads, railway lines and airports must be 
designed to locate noise sensitive rooms and secluded private open spaces away from noise 
sources and be protected by appropriate noise shielding techniques. 
 

C2 Habitable rooms of dwellings adjacent to high levels of external noise are to be designed to limit 
internal noise levels to a maximum of 45dB(a) in accordance with relevant Australian  Standards 
for acoustic control. 
 

C3 Development must comply with Part 3J - Development Affecting Operations at Sydney 
Airport. 
 

C4 The introduction of noise abatement measures to achieve compliance with the current AS 2021 
must be done in a manner that does not compromise the architectural design of a building or 
impact on the character of an existing streetscape. 
 

C5 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors and 
Busy Roads - Interim Guidelines, December 2008’ (DNRCBR 2008). 

 
C6 New development adjacent to high noise sources (e.g. busy roads) are to generally locate 

habitable rooms and private open spaces away from noise sources. Alternatively, if such 
spaces/rooms front a major noise source they must be protected by appropriate noise shielding 
devices to minimise noise intrusion. 

 
C7 Where the height of the proposed development is higher than the existing height of the localised 
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building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes 
into account noise from the operations of Port Botany and Sydney Kingsford Smith. 
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5.3.3.2 Visual Privacy 
 
Visual privacy must be maintained to achieve satisfactory living environments. Designing for adequate levels 
of privacy is an important consideration, particularly where there is an increase in density. 
 

Objectives 
 

O1 To ensure new development provides adequate visual privacy within development sites 
and externally to neighbouring developments during the day and at night; and 
 

O2 To ensure that the outlook from key rooms within dwellings can be maximised without 
compromising privacy. 
 

 

Controls 
 
 

C1 In some cases potential visual privacy impacts can be mitigated by incorporation of one or more 
of the following design measures: 
 
(i) Fixed screens of a reasonable density (min 75% block out); 
(ii) Fixed windows with translucent glazing (providing natural ventilation is not compromised); 
(iii) Appropriate screen planting or planter boxes; 

Note: This option is only acceptable where it is demonstrated that the longevity of the screen 
planting will be guaranteed. 

(iv) Windows are to be off-set or splayed; and 
(v) Windows with sill heights of 1.8 metres or more above floor level or fixed translucent glazing 

to any part of a window lower than 1.8 metres above floor level. 
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5.3.3.3 Solar Access and Shadow 
 
Solar access refers to both direct light from the sun (sunlight) and indirect light (daylight). By providing good 
solar access to buildings pleasant environments in which to live, play and work will be created. Good solar 
access design will also reduce the need to rely on artificial lighting. Ensuring new development avoids 
unreasonable overshadowing of internal and external spaces is a priority in designing for mixed use precincts. 
 

Objectives 
 

O1 To provide all habitable rooms with access to daylight; 
 

O2 To provide all habitable rooms with access to sunlight where possible; 
 

O3 To minimise the need for artificial light sources; 
 

O4 To minimise overshadowing that would reduce the amenity of neighbouring developments; and 
 

O5 To ensure development does not unreasonably diminish sunlight to neighbouring properties and 
within the development site. 
 

 

Controls 
 

 
C1 Development must demonstrate: 

(i) Neighboring developments will obtain at least two hours of direct sunlight to 50% of the  
 primary private open space and 50% of windows to habitable rooms; and 

(ii) 30% of any communal open space will obtain at least two hours of direct sunlight between
  9am and 3pm on 21 June. 

 
C2 The Development Application must provide solar diagrams that, as a minimum, illustrate 

compliance with the above control and comprise of plans and elevations demonstrating the 
shadows of the proposal at 9am, 12 noon, and 3pm on 21 March, 21 June and 21 December. 
 

C3 Buildings are to be designed and sited to ensure sun access to private and communal open 
space within the development, and adjoining properties and public open space. 
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5.3.3.4 External Lighting 
 

Objectives 
 

O1 To provide lighting which will promote the architectural features of the building and enhance 
public safety within the development; and 
 

O2 To provide privacy and amenity to residential developments where external lighting is used in a 
Business Centre.  

O3  
 

Controls 
 

C1 External lighting must not detract from the residential amenity of a building or adjoining residential 
development by shining directly into habitable residential areas or private open spaces. 
 

C2 External lighting must be considered in communal open spaces within the development to 
promote safety and passive surveillance. 
 

C3 External lighting must be used to enhance an architectural feature of the building. 
 

C4 External lighting must be integrated into the built form. 
 

C5 Energy efficient lighting must be used.  
 

C6 Floodlighting is not permitted.  
 

C7 Flashing or moving external lighting is not permitted.  
 

C8 The location and spill of external lighting must be depicted in the streetscape perspective 
submitted with the development application.  
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5.3.3.5 Reflectivity 
 
Reflective materials used on building exteriors can results in undesirable glare for pedestrians, and potentially 
hazardous glare for motorists. Reflective materials can also transfer additional heat load to other buildings. 
Thus, the excessive use of highly reflective glass is discouraged. Buildings with glazed roofs, facades or 
awnings will be designed to minimise hazardous or uncomfortable glare arising from reflected sunlight. 
 

Objectives 
 

O1 To limit sunlight reflection from buildings to neighbouring areas and other buildings; and 
 

O2 To ensure amenity and safety for pedestrians and motorists. 
 

 

Controls 
 

C1 The placement, orientation and configuration of new buildings and facades must not result in  
glare that produces discomfort or endangers safety of pedestrians or motorists. 
 

C2 The placement, orientation and configuration of new buildings and facades must not result in  
glare that produces discomfort or decreases amenity to neighbouring commercial, residential  
areas or the public domain. 
 

C3 Visible light reflectivity from building materials use on new building facades must not exceed  
20%. 
 

C4 A reflectivity report examining the effects of possible solar glare on pedestrians and motorists may 
be necessary, subject to the scope of a proposal and the nature of glazing and reflective 
materials. 
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5.3.3.6 Stormwater Management and Flooding 
 

Objectives 
 

O1 To provide for effective and safe disposal of stormwater runoff; 
 

O2 To improve water quality of stormwater runoff for all developments; 
 

O3 To protect adjoining properties from inundation due to any development; and 
 

O4 To ensure Water Sensitive Urban Design (WSUD) principles are incorporated into the design, 
construction and operation of the site. 
 

 

Controls 
 

C1 Development must comply with Part 3G - Stormwater Management, which provides controls 
relating to: 
 
(i) Stormwater management;  
(ii) Water Sensitive Urban Design (WSUD);  
(iii) Water quality; and  
(iv) Flood management. 
 

C2 All development must comply with the Stormwater Management Technical Guidelines (refer to 
Part 10 - Stormwater Management Technical Guidelines). 
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6.1  Introduction 
 
This Part of the DCP provides a framework to guide future development in the IN1 and IN2 industrial zones 
and the B5 and B7 business zones in the City. These zones generate a significant amount of employment 
opportunities and play an important role in the economy of the State. The purpose of this part is to provide 
more detailed objectives and controls for these employment zones, to support the provisions within the Botany 
Bay Local Environmental Plan 2013.  

6.1.1 Land to which this Part Applies 
 
This Part of the DCP applies to land zoned IN1 General Industrial, IN2 Light Industrial, B5 Business 
Development & B7 Business Park (refer to Figure 1), including the BATA Site at Lot 1 DP.1187426, at the 
corner of Heffron Road and Bunnerong Road, Eastgardens; but excludes land within the Botany South 
Industrial Precinct, which is detailed in Part 9 - Key Sites.  
 
Industrial, business development and business park development within the Botany Bay LGA is located in the 
following Precincts (refer to Figure 1): 
 
 Mascot West Business Park Precinct 
 Mascot West Industrial Precinct 
 Mascot Business Development Precinct 
 Mascot Industrial Precinct 
 Lord Street Business Park Precinct 
 Botany (West) Industrial Precinct 
 Banksmeadow Industrial Precinct 

 
 
This Part of the DCP needs to be read in conjunction with: 

 
Part 1 - Introduction  
Part 2 - Advertising and Notification 
Part 3 - General Controls 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 7 - Other Development and Land Uses 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Existing dwelling houses in the B7 zone and alterations and additions to such dwellings are to comply with the 
provisions of Clause 6.12 of BBLEP 2013 and the provisions of Part 4A - Dwelling Houses of this DCP 
where relevant.  
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Figure 1 - Industrial and Business Park Precincts within the Botany Bay LGA 
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6.1.2 General Objectives 
 
This Part aims to improve the quality of industrial and business park development within the City of Botany 
Bay. The general objectives of this Part are:  
 
 

O1 To implement the aims of Botany Bay LEP 2013; 
 

O2 To guide the nature, scale and quality of development in the industrial and business park areas; 
 

O3 To improve the environmental and aesthetic amenity of industrial and business park areas for 
those who visit and/or work in the areas; 
 

O4 To encourage the development of cleaner, well-landscaped industrial and business park zoned 
areas with well maintained industrial/commercial buildings and sites; 
 

O5 To ensure industrial and business park development has minimal impacts on adjacent sensitive 
land uses; 
 

O6 To ensure that development incorporates safe, effective and convenient provision for servicing, 
parking, pedestrian and vehicular access and movements; 
 

O7 To ensure that the effects of development upon drainage, water quality and stormwater 
management are considered; and 
 

O8 To encourage ecologically sustainable development. 
 

 

6.1.3  Contamination 
 
Due to the industrial history of the City of Botany Bay, the management of contaminated land remains an 
important issue for Council and strict controls are required to maintain and protect the health of residents and 
the environment. 
 
Part 3K - Contamination creates the framework to ensure that while carrying out its planning functions, 
Council considers the possibility that a previous or adjacent land use caused contamination of the site, and 
that there may be a potential risk to health and the environment from that contamination.  
 
In preparing your Development Application you are required to address the provisions of Part 3K - 
Contamination. 
 
Any enquiries regarding the content of the Contamination Part should be directed to Council's Customer 
Service Centre on (02) 9366 - 3666. 
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6.1.4 Design Quality Principles  
 

Botany Bay LEP 2013 aims “to create a highly liveable urban place, through promotion of design excellence in 
all elements of the built environment and public domain.” In recognition of this aim, Council has adopted 
design quality principles for industrial and business park development within the City of Botany Bay. Good 
design is linked to its site and locality, responding to the landscape, existing built form, culture and attitudes.   

Good design also serves the public interest and includes appropriate innovation to respond to technical, social, 
aesthetic, economic and environmental challenges. The design quality principles do not generate design 
solutions, but provide a guide to achieving good design and the means of evaluating the merit of proposed 
solutions. 
 
Developments covered by this Part are required to consider the following Design Quality Principles: 
 
 
Design Quality Principles  
 

P1 The contribution of industrial and business land use activity at the Local, Regional and State 
levels 

 
 Development contributes to the economic viability of the State, and Region through the provision of 

services/infrastructure connected with the airport, seaport and service industry; 
 Development contributes to the employment levels within the Region/Local area; 
 Development promotes and strengthens the gateway role of the City; 
 Development is located to promote the use of the passenger rail line, goods railway line and State / 

Regional road networks/links; and 
 Development promotes a range of industrial and business activities. 

 
 
 

P2 The improvement to the built form/urban form and public domain of the industrial and 
business areas of the City 

 
 Development is of a building height, scale, design and layout that complements the adjoining / 

surrounding urban form; 
 Building form is to provide interest – through an articulated façade and a variation in texture / finishes 

/ materials; 
 Built form / urban forms where strategically located, are of a high architectural standard to promote 

the Gateway function of the City; 
 Buildings allow for a variation of uses over their life time; and 
 Development activities through site layout and building design are to protect the visual and 

environmental amenity of adjoining non-industrial uses. 
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P4 The efficient design, operation and function of industrial / business land uses. 
 

 All site operations and equipment associated with a development are to be contained wholly within 
the site; 

 Building design and site layout shall allow for the efficient and safe system for manoeuvring, loading 
and unloading, and parking of vehicles; 

 Development shall provide an adequate level of off street parking to address the parking demands 
generated by the subject use; and 

 Developments are to be designed and managed to minimise the impacts on other industrial or 
business uses and to protect the amenity of surrounding residential areas. 

 
 
 

P5 The need for a compatible and workable relationship between industrial/business and non-
industrial/business uses. 

 
 Developments are to have a buffer zone where the site adjoins a residential land use in order to 

protect residential amenity; 
 Noise generation and air quality levels generated from the functions and operations of a 

development  including associated vehicles are not to adversely impact on the amenity of non-
industrial/business uses and residential areas; 

 Local road networks within the City are not to be adversely affected as a result of the operations of 
an industrial or business use; and 

 Developments are to protect the visual and environmental amenity of adjoining residential land uses. 
 

 
 

P6 The promotion of developments that are sustainable and encourage the protection of the 
environment. 

 
 Developments are to demonstrate the principles of environmental sustainability throughout all 

phases of development, including stormwater design, waste disposal, energy efficiency and water 
conservation; 

 Developments are to minimise risks to human health and the off-site environment; 
 Development’s design, construction and operations are energy efficient and assist in the reduction of 

green house gas emissions and in the conservation of non renewable resources; and 
 Developments are to be a safe and comfortable environment for workers and residents of the City. 
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6.2 Precinct Controls 
 
The character of the industrial & business park areas within the City varies greatly between the commercial 
and airport related uses located in Mascot; and the heavy industrial/port related uses situated in 
Banksmeadow in the vicinity of Port Botany.  
 
The best way to describe the character of the industrial and business park related development is to divide the 
City into 7 Precincts. These Precincts are identified in Figure 1. 
 
Each Precinct has a distinct character resulting from the physical characteristics, built form elements, land use 
activities, road network and allotment sizes. When considering these 7 Precincts, a broad strategy for 
industrial land use activity within the City of Botany Bay has emerged. This evolving strategy is briefly 
described as follows: 
 
 Airport related commercial & warehousing uses are located in the Mascot West Business Park 

Precinct; 
 Freight forwarding and related airport industrial activities are located in the Mascot West Industrial 

Precinct; 
 Airport related commercial development as well as motels and serviced apartments are located in the  

Mascot Business Development Precinct; 
 Light industrial uses in the Mascot Industrial Precinct; 
 Light industrial & business park activities, and commercial uses that are relatively compatible with 

residential land uses in the Lord Street Business Park Precincts; and 
 Heavy industry as well as warehousing and distribution related to Port Botany is concentrated in the 

Banksmeadow and Botany (west) Industrial Precincts. 
 

6.2.1 Development Application Requirements 
 
Developments within the identified Precincts are required to be consistent with the character statement, and 
the objectives and controls of the particular Precinct in which the site is located. These requirements should be 
addressed in: 
 
 The design and layout of a proposed development; and  
 The Statement of Environmental Effects submitted with any Development Application. 
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6.2.2 Mascot (West) Business Park Precinct 

Existing Character 
 
Mascot (West) Business Park Precinct is bounded by Coward Street, Alexandra Canal to the west and the 
airport to the south. Figure 2 indicates the boundaries of the Precinct. 
 
The Precinct is comprised of warehouse and distribution developments (related to freight transportation); and 
industrial developments including smash repair stations and welding businesses. Newer buildings include 
commercial and office premises with active street frontages comprising coffee shops and retail outlets. 
Company headquarters occupy the commercial buildings in close proximity to their warehouse operations. 
One heavy industrial use remains in the Precinct on a time-limited consent being the concrete batching plant 
at No.294-296 Coward Street, Mascot. 
 
The Precinct is affected by 20 to 25 and 25 to 30 ANEF Contours and significant road traffic noise.  
 

Figure 2 - Mascot (West) Business Park Precinct 
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Desired Future Character 
 

Objectives 
 

O1 To encourage and provide for business park development that has an affinity or locational need to 
be near to Sydney (Kingsford Smith) Airport; 
 

O2 To ensure that the scale, design, material of construction and nature of the development, in the 
opinion of the Council, contributes positively to the visual amenity and the gateway function of the 
area; 
 

O3 To allow for the provision and development of an open space and pedestrian corridor along the 
foreshore of Alexandra Canal; 
 

O4 To ensure that development adjacent to Alexandra Canal assists in achieving improved access 
visual amenity and quality of landscape in the area; 
 

O5 To ensure that development adjacent to Alexandra Canal minimises the quantity of stormwater 
runoff, its impact on the aquatic environment and the potential disturbance of contaminated 
sediments; 
 

O6 To ensure to that development supports an efficient and sustainable transport system with a high 
level of access to public transport; and  
 

O7 To ensure to that development can withstand the stresses of flooding and sea level rise and does 
not adversely impact flooding.  

 
 

Controls  
 

C1 Development is to encourage a higher public transport (including walking and cycling) use and 
include strategies to encourage and promote car sharing and car polling strategies. In this respect 
a Workplace Travel Plan is to be lodged with the development application. The Workplace Travel 
Plan is to establish measurable targets to achieve the mode share targets stated in the Mascot 
Town Centre Precinct TMAP – maximum car mode share: 65% by 2021 and 57% by 2031. 
 

C2 Developments, including alterations and additions must: 
 

(i) Improve the appearance of buildings, particularly along the roads which serve a gateway 
function to Sydney Airport and the Sydney CBD; and 

(ii) Comply with Sydney Airport’s regulations in regard to safety, lighting and height of buildings. 
 

C3 Developments within the precinct shall submit a detailed Flood Study/Assessment for 1 in 100 
year average recurrence interval (ARI) design storm events and probable maximum flood (PMF). 
The Flood Study/Assessment is to be prepared by a suitably qualified and experienced civil 
engineer. The Flood Study/Assessment is required to: 
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(i) Be in accordance with the current version of Australian Rainfall and Runoff (ARR) and the 
NSW Floodplain Development Manual; and 

(ii)  Consider the impacts from Climate Change and Sea Level Rise. 
 

C4 Development shall: 
 

(i) Have finished floor levels of a minimum 500mm above the 1 in 100 year flood level habitable 
areas and 300mm for industrial areas and garages; and 

(ii) Not impede the passage of floodwater to cause a rise (afflux) in the flood level upstream 
and/or increase the downstream velocities of flow.  

 
C5 Development within the precinct shall require submission of a Risk Management Plan to address 

potential risks related to coastal sea levels (projected to increase above Australian Height Datum 
by 40cm by 2050 and by 90cm by 2100). The Risk Management Plan shall be prepared by a 
qualified consultant and in accordance with the following policies and documents: 

(i) Any current policy of Council relating to projected future sea level rises and related 
inundation mapping; 

(ii) NSW Coastal Planning Guidelines: Adapting to Sea Level Rise; 
(iii) Flood Risk Management Guide: Incorporation Sea Level Rise Benchmarks in Flood Risk 

Assessment; and 
(iv) NSW Flood Plain Development Manual.  

 
In addition, the Risk Management Plan shall minimise the exposure of development to coastal risk 
and provide management responses and adaptation strategies to identify and manage risk and 
coastal hazards associated with the following:   

 
(i) The safety of future workers and occupants on-site; 
(ii) The safety of the public off-site; 
(iii) The safety of adjoining properties; 
(iv) The safe evacuation route during storm and flood events; and 
(v) The freeboard above the flood planning levels.   

 
C6 Development along Alexandra Canal must comply with the following:  

 
(i) No buildings, structures, car parking, storage or vehicle manoeuvring areas are  permitted 

within a minimum 10 metre wide area adjoining the Canal and 6 metres along the tributaries; 
(ii) The maximum wall height at the edge of a building fronting the Canal at the line of the 10 

metre setback is 9 metres. If the building is higher than 9 metres the additional height must 
be setback by 3 metres from the line of the 9 metres height; 

(iii) The setback is to be landscaped and planted with appropriate species, as detailed in the 
Alexandra Canal Masterplan, such landscaping not to include plants with invasive root 
systems and that have the potential to damage the canal wall or it surrounding infrastructure; 
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(iv) The façade of buildings facing the setback should be enlivened by windows, staff amenities  
 
and provide passive surveillance of the setback area;  

(v) A right of carriageway shall be created along the Canal and at the end of Coward Street to 
provide public pedestrian access to Alexandra Canal foreshore for the purpose of permanent 
pedestrian or cycle access, stormwater easement requirements and/or access for essential 
maintenance; and 

(vi) Two access points are to be provided to Alexandra Canal - at Ricketty Street and at Coward 
Street. 

 
Note: Sydney Water owns Alexandra Canal, which is located on Council’s north western 
boundary.  Ownership of this 19th Century canal was transferred to Sydney Water by the New 
South Wales Government in 1993.  The Environment Protection Authority (EPA) has determined 
that the sediments in the canal are contaminated to the extent that they constitute a ‘significant 
risk of harm’ under the Contaminated Land Management Act 1997. Since re-mobilisation of the 
sediments could increase the extent of the contamination, the EPA has indicated that the 
sediments should not be disturbed. 
 
Accordingly any future development should refrain from carrying out or causing to be carried out 
any works in the Canal that would result in the disturbance, or further disturbance, of bed 
sediment at the site except in accordance with a plan directed at minimising the disturbance of the 
sediments, being a plan approved in writing by Sydney Water and the EPA. Sydney Water has 
requested that Council forward any development proposals, which could directly impact on the 
Canal or its sediments to Sydney Water for review. 
 

C7 Development shall be designed and constructed in accordance with Australian Standard AS 2021 
(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C8 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C9 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’.  

 
 
  
 
 



 
 

P a g e  | 13 

Part 6 - Employment Zones                                                  Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

6.2.3 Mascot (West) Industrial Precinct 

Existing Character 
 
This precinct is bounded by Coward Street, Alexandra Canal to the west and the airport to the south. Figure 3 
indicates the boundaries of the Precinct. 
 
This Precinct contains a large consolidated industrial area immediately north of Sydney Airport and provides 
the main area for airfreight companies; warehousing and distribution uses; and other uses related to Sydney 
Airport.  The area is characterised by warehouse and distribution centres, industrial uses, office premises, car 
parks for Qantas staff and ground floor cafes to provide convenience products to workers in the area.  
 
The Precinct is affected by the 25 to 30 ANEF Contour and road and rail noise.  

 

Figure 3 - Mascot (West) Industrial Precinct 
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Desired Future Character 
 

Objectives 
 

O1 To encourage and provide for industrial development that has an affinity or locational need to be 
near to Sydney (Kingsford Smith) Airport; 
 

O2 To allow for the provision and development of an open space and pedestrian corridor along the 
foreshore of Alexandra Canal; 
 

O3 To ensure that development adjacent to Alexandra Canal assists in achieving improved access 
visual amenity and quality of landscape in the area; 
 

O4 To ensure that development adjacent to Alexandra Canal minimises the quantity of stormwater 
runoff, its impact on the aquatic environment and the potential disturbance of contaminated 
sediments; 
 

O5 To ensure to that development can withstand the stresses of flooding and sea level rise and does 
not adversely impact flooding in the area; and  
 

O6 To ensure the protection of the Sydenham-Botany Goods railway line. 
 

 

Controls  
 

C1 Development shall encourage a higher public transport (including walking and cycling) use and 
include strategies to encourage and promote car sharing and car polling strategies. In this respect 
a Workplace Travel Plan is to be lodged with the development application. The Workplace Travel 
Plan shall establish measurable targets to achieve the mode share targets stated in the Mascot 
Town Centre Precinct TMAP - maximum car mode share: 65% by 2021 and 57% by 2031. 
 

C2 Development is to have a relationship with Sydney (Kingsford Smith) Airport. 
 

C3 Development shall not adversely affect the operation of duplication of the Sydenham-Botany 
Goods railway line.  
 

C4 Development within the precinct shall submit a detailed Flood Study/Assessment for 1 in 100 year 
average recurrence interval (ARI) design storm events and probable maximum flood (PMF). The 
Flood Study/Assessment shall be prepared by a suitably qualified and experienced civil engineer. 
The Flood Study/Assessment is required to: 

   
(i) Be in accordance with the current version of Australian Rainfall and Runoff (ARR) and the 

NSW Floodplain Development Manual; and 
(ii) Consider the impacts from Climate Change and Sea Level Rise. 

 
C5 Development shall: 



 
 

P a g e  | 15 

Part 6 - Employment Zones                                                  Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

 
 

(i) Have finished floor levels of a minimum 500mm above the 1 in 100 year flood level for 
habitable areas shall be and 300mm for industrial areas and garages; and  

(ii) Not impede the passage of floodwater to cause a rise (afflux) in the flood level upstream 
and/or increase the downstream velocities of flow.  

 
C6 Development within the precinct shall require submission of a Risk Management Plan to address 

potential risks related to coastal sea levels (projected to increase above Australian Height Datum 
by 40cm by 2050 and by 90cm by 2100). The Risk Management Plan shall be prepared by a 
qualified consultant and in accordance with the following policies and documents: 
(i) Any current policy of Council relating to projected future sea level rises and related inundation 

mapping; 
(ii) NSW Coastal Planning Guidelines: Adapting to Sea Level Rise; 
(iii) Flood Risk Management Guide: Incorporation Sea Level Rise Benchmarks in Flood Risk 

Assessment; and 
(iv) NSW Flood Plain Development Manual.  
 
In addition, the Risk Management Plan shall minimise the exposure of development to coastal risk 
and provide management responses and adaptation strategies to identify and manage risk and 
coastal hazards associated with the following:   

 
(i) The safety of future workers and occupants on-site; 
(ii) The safety of the public off-site; 
(iii) The safety of adjoining properties; 
(iv) The safe evacuation route during storm and flood events; and 
(v) The freeboard above the flood planning levels.   

 
C7 Development along Alexandra Canal must comply with the following: 

 
(i) No buildings, structures, car parking, storage or vehicle manoeuvring areas are permitted 

within a minimum 10 metre wide area adjoining the Canal and 6 metres along the tributaries; 
(ii) The maximum wall height at the edge of a building fronting the Canal at the line of the 10 

metre setback is 9 metres. If the building is higher than 9 metres the additional height must 
be setback by 3 metres from the line of the 9 metres height; 

(iii) The setback is to be landscaped and planted with appropriate species, as detailed in the 
Alexandra Canal Masterplan, such landscaping not to include plants with invasive root 
systems and that have the potential to damage the canal wall or it surrounding infrastructure; 

(iv) The façade of buildings facing the setback should be enlivened by windows, staff amenities 
and provide passive surveillance of the setback area; and 

(v) A right of carriageway shall be created along the Canal and at the end of Coward Street to 
provide public pedestrian access to Alexandra Canal foreshore for the purpose of permanent 
pedestrian or cycle access, stormwater easement requirements and/or access for essential 
maintenance. 
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Note: Sydney Water owns Alexandra Canal, which is located on Council's north-western 
boundary. Ownership of this 19th Century canal was transferred to Sydney Water by the New 
South Wales Government in 1993. The Environment Protection Authority (EPA) has determined 
that the sediments in the Canal are contaminated to the extent that they constitute a ‘significant 
risk of harm’ under the Contaminated Land Management Act 1997. Since re-mobilisation of the 
sediments could increase the extent of the contamination, the EPA has indicated that the 
sediments should not be disturbed. 
 
Accordingly any future development should refrain from carrying out or causing to be carried out 
any works in the Canal that would result in the disturbance, or further disturbance, of bed 
sediment at the site except in accordance with a plan directed at minimising the disturbance of the 
sediments being a plan approved in writing by Sydney Water and the EPA. Sydney Water has 
requested that Council forward any development proposals, which could directly impact on the 
Canal or its sediments to Sydney Water for review. 
 

C8 Development shall be designed and constructed in accordance with Australian Standard AS 2021 
(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C9 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C10 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’.  
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6.2.4 Mascot Business Development Precinct 

Existing Character 
 
This Precinct is bounded by Coward Street, Alexandra Canal to the west and the airport to the south. Figure 4 
indicates the boundaries of the Precinct. The Precinct is comprised of warehouse and distribution 
developments (related to freight transportation); and industrial developments including smash repair 
stations and welding businesses. Newer buildings include commercial and office premises with active 
street frontages comprising coffee shops and retail outlets. Company headquarters occupy the 
commercial buildings in close proximity to their warehouse operations.  
 
The Precinct is affected by a number of Classified Road Widenings which are identified on the Botany Bay 
Local Environmental Plan 2013 - Land Reservation Acquisition Map. The Precinct is affected by 20 to 25 and 
25 to 30 ANEF Contours and significant road and rail noise.  
 
Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the ARTC Rail 
Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. Development 
Applications, planning proposals and rezoning of land received by Council for land within the Zone of Influence 
will be referred to the APA Group for consideration and comment. 
 

Figure 4 - Mascot Business Development Precinct 
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Desired Future Character 
 

Objectives 
 

O1 To encourage and provide for business development that has an affinity or locational need to be 
near to Sydney (Kingsford Smith) Airport; 
 

O2 To ensure that the scale, design, material of construction and nature of the development, in the 
opinion of the Council, contributes positively to the visual amenity and the gateway function of the 
area; 
 

O3 To ensure to that development supports an efficient and sustainable transport system with a high 
level of access to public transport; 
 

O4 To ensure the protection of the Sydenham-Botany Goods Railway Line; and 
 

O5 To ensure the protection of the Airport Line Tunnel which is generally located under Bourke Road 
and O’Riordan Street. 
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Controls  
 

C1 Development is to encourage a higher public transport (including walking and cycling) use and 
include strategies to encourage and promote car sharing and car polling strategies. In this respect 
a Workplace Travel Plan is to be lodged with the development application. The Workplace Travel 
Plan shall establish measurable targets to achieve the mode share targets stated in the Mascot 
Town Centre Precinct TMAP - maximum car mode share: 65% by 2021 and 57% by 2031. 

 
C2 Developments, including alterations and additions shall: 

 
(i) Improve the appearance of buildings, particularly along the roads which serve a gateway 

function to Sydney Airport and the Sydney CBD; and 
(ii) Comply with Sydney Airport’s regulations in regard to safety, lighting and height of buildings. 
 

C3 Development which seeks the maximum building height under the Botany Bay Local 
Environmental Plan 2013 and is within land bounded by Coward Street, O’Riordan Street and 
Bourke Road; development along eastern side of O’Riordan Street; and development within land 
bounded by Baxter Road, O’Riordan Street, Joyce Drive and Botany Road, will penetrate the 
Obstacle Limitation Surface (OLS)  and would need to be assessed by CASA, Airservices 
Australia & the Airlines before an application could be submitted to the Department of 
Infrastructure & Transport for their determination.  
 

C4 Redevelopment of property must take into account any road widening affectation. 
 

C5 Development must not adversely affect the operation of duplication of the Sydenham-Botany  
Good Railway Line. 

 
 

C6 Development within 25 metres of either side of the centre line of the Airport Line Tunnel is to be 
referred to RailCorp. 

 
C7 Development shall be designed and constructed in accordance with Australian Standard AS 2021 

(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C8 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C9 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’.  
 

C10 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 
(i) Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
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controlled bulking and scaling of buildings; 
(ii) Orientating internal spaces so that low occupancy rooms face school property; and 
(iii) Windows and balconies are to be designed to reduce opportunities for overlooking school 

grounds. 
 

C11 Any new development proposals (regardless of scale) which are located along O'Riordan Street 
or Robey Street (within the area defined within Figure 4 – Mascot Business Development 
Precinct) must be referred to Roads and Maritime for consultation at the Pre-DA stage. 
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6.2.5 Mascot Industrial Precinct 

Existing Character 
 
The Precinct is bounded by Botany Road to the west, Wentworth Ave to the north and McBurney Lane to the 
east and south.  Figure 5 indicates the boarders of the Precinct. The Precinct is generally characterised by 
light industrial uses, warehousing and distribution and office premises. There are also a number of one storey 
dwellings and cottages and a church present within the Precinct. The dwellings have been acoustically treated 
for aircraft noise under the Sydney Aircraft Noise Insulation Project (SANIP) scheme as they are located within 
the 30-35 ANEF contour. The area is subject to heavy traffic along Botany Road and Wentworth Ave. 
 
There is a small open space reserve located at the corner of Botany Road and Wentworth Ave which is owned 
by the RMS and under care, control & management of the Council. This Precinct is affect by 25 to 30 and 30 
to 35 ANEF Contours and significant road and rail noise.  
 
Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the ARTC Rail 
Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. Development 
Applications, planning proposals and rezoning of land received by Council for land within the Zone of Influence 
will be referred to the APA Group for consideration and comment. 
 

Figure 5 - Mascot Industrial Precinct 

 



 
 

P a g e  | 22 

Part 6 - Employment Zones                                                  Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

Desired Future Character 
 

Objectives 
 

O1 To ensure that any development does not adversely affect the heritage significance of Heritage 
Items within the Precinct; 
 

O2 To ensure that the industrial uses are compatible with the adjoining established residential area; 
and 
 

O3 To ensure to the protection of the Sydenham-Botany Goods Railway Line. 
 

 

Controls  
 

C1 Development must not adversely affect the operation or duplication of the Sydenham-Botany 
Goods railway line. 
 

C2 Development is not to impact adversely on the surrounding residential areas. 
 

C3 Development which seeks the maximum building height under the Botany Bay Local 
Environmental Plan 2013 will penetrate the Obstacle Limitation Surface (OLS)  and would need to 
be assessed by CASA, Airservices Australia & the Airlines before an application could be 
submitted to the Department of Infrastructure & Transport for their determination. 

 
C4 Development shall be designed and constructed in accordance with Australian Standard AS 2021 

(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C5 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C6 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’.  
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6.2.6 Lord Street Business Park Precinct (including 1024 Botany Road, Botany) 

Existing Character 
 
The Lord Street Business Park Precinct is identified in Figure 6. It has a "Business Park / High Technology" 
appearance. A main feature of the Lord Street development is the Mill Ponds, which forms a visual gateway to 
Botany. The Mills Ponds are part of the State listed Heritage Item – Botany Water Reserves, which stretch 
from the northern part of The Lord Street Business Park, east of the goods railway line and up to Gardeners 
Road. Botany Water Reserves contain two threatened ecological communities. The wetlands are also 
identified as being of National significance within the Directory of Important Wetlands of Australia. The Lord 
Street Park Precinct is adjacent to the Botany Township Heritage Conservation Area and the St Matthew’s 
Anglican Church at 1331 Botany Road, Botany which is a heritage item in the Botany Bay Local Environmental 
Plan 2013. The Church is also listed in the Register of the National Estate.  The eastern side of the Lord Street 
Park Precinct which fronts Lord Street is zoned B7 Business Park. The western component of the Lord Street 
Park Precinct includes the site at No. 1024 Botany Road which consists of the following parcels: 
 
 Lot 1 DP.826172 
 Lots 1 and 2 DP.7826 
 Lot 1 DP.590790 
 Lots 6, 7, 8, 9, and 10 DP.7826 

 
This site is zoned B5 Business Development under the BBLEP 2013.  The Precinct is affected by the 20 to 25, 
25 to 30 and 30 to 35 ANEF Contours and significant road and rail noise.  Applicants are also to refer to Part 
3M - Natural Resources as the Precinct is adjacent to the Botany Wetlands. 
 
Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the ARTC Rail 
Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. Development 
Applications, planning proposals and rezoning of land received by Council for land within the Zone of Influence 
will be referred to the APA Group for consideration and comment. 
 

Figure 6 - Lord Street Business Park Precinct 
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Desired Future Character 
 

Objectives 
 

O1 To ensure that any new development enhances the environmental and visual amenity of the 
locality, especially the Mill Ponds (east and west of Botany Road); 
 

O2 To ensure that any development does not adversely affect the heritage significance of Heritage 
Items within the Precinct and the adjacent Botany Township Heritage Conservation Area; 
 

O3 To ensure that the business park and business development uses are compatible with the 
adjoining established residential area; and 
 

O4 To ensure to that development can withstand the stresses of flooding and sea level rise and does 
not adversely impact flooding. 

 
 

Controls  
 

C1 Development, including alterations and additions, shall be of a high standard and shall maintain 
the Business Park/High technology appearance of the Precinct. 
 

C2 Any development fronting the Mill Ponds shall include a buffer zone or setback area between the 
waterbody and any buildings, structures or pavements to minimise environmental and visual 
impact on the wetlands and its environs and maintain existing environmental amenity. The extent 
of the buffer shall be assessed on the merit of each case and may be required to be embellished 
with landscaping using appropriate species. 
 

C3 Developments are to ensure a high level of on-site stormwater management, with stormwater 
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retention and treatment to maximise the passage of fauna around the wetlands and to minimise 
impact of runoff on the riparian system. 
 

C4 Development is not to impact adversely on the surrounding residential areas, in terms of height, 
scale and building bulk and heritage significance.  
 

C5 Development, including alterations and additions, is to comply with Sydney Airport’s regulations in 
regard to safety, lighting and height of buildings. 
 

C6 Development north of Lord Street and west of Botany Road shall submit a detailed Flood 
Study/Assessment for 1 in 100 year average recurrence interval (ARI) design storm events and 
probable maximum flood (PMF). The Flood Study/Assessment is to be prepared by a suitably 
qualified and experienced civil engineer. The Flood Study/Assessment is required to: 

   
(i) Be in accordance with the current version of Australian Rainfall and Runoff (ARR) and  the 

NSW Floodplain Development Manual; and 
(ii) Consider the impacts from Climate Change and Sea Level Rise. 

 
 

C7 Development shall be designed and constructed in accordance with Australian Standard AS 2021 
(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C8 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C9 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’.  

 
C10 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

(i) Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

(ii) Orientating internal spaces so that low occupancy rooms face school property; and 
(iii) Windows and balconies are to be designed to reduce opportunities for overlooking school 

grounds.  
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6.2.7 Botany (West) Industrial Precinct 

Existing Character 
 
Figure 7 indicates the boundaries of the Precinct.  
 
The remainder of the industrial area is zoned under the SEPP (Three Ports) 2013. Applicants are to note that 
Council is currently preparing a separate DCP for the land zoned under the SEPP (Three Ports) 2013. 
 
The Precinct is affected by the 25 to 30 and 30 to 35 ANEF Contours and road noise.  
 

Figure 7 - Botany (West) Industrial Precinct 

 
 
This area is characterised by industrial uses on single and relatively small (residential size) allotments, 
interspersed with residential uses. The area generally to the north of Erith Street is zoned IN1 Industrial and 
B7 Business Park under the Botany Bay LEP 2013.  
 
To the south of Erith Street it is zoned IN1-General Industrial under State Environmental Planning Policy 
(Three Ports) 2013.   
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The B7 zone allows light industry to continue thereby not reducing the floor space potential in the zone. The 
B7 zone however does allow other industries such as high technology industries and may accommodate more 
creative industries including film studios, art galleries and architect’s offices.  

 
Due to the allotment sizes in this area large scale industrial uses would not be economically viable hence the 
need to promote other employment generating uses which do not require large warehouse units. The small 
land sizes reflect the heritage items along Bay Street that represent the last known fishing village cottages in 
the area.  This heritage listing means the sites could not be amalgamated for larger scale industrial units. 
Therefore small-scale start up business would be better located within these heritage items.  
 
Furthermore Bay Street and Erith Street are narrow streets which limits the size of trucks able to access the 
area and manoeuvre within the street network. This access issue will also limit the type of industrial uses that 
would be able to function in this area.  
 
Council is not seeking to reduce or remove the employment generating opportunities within this area but rather 
promote businesses which best fit within the constraints of the area. The location of this B7 Business Park 
zoning adjoining the Hale Street Industrial Precinct will allow service and support industries to be located in 
close proximity to the industrial area and the Botany Town Centre.  
 
Residential uses are located mainly along Bay and Erith Streets. Industrial uses include manufacturing and 
warehousing in industrial complexes. The streets are also generally narrow in width. 
 
There are a number of Heritage Items in this area of the Precinct. These include: 
 
 45-57 Bay Street (house group);  
 19 Bay Street (house); 
 18-20 Erith Street (house group);  
 23 Byrnes Street (Canary Island Date Palms); 
 Electricity Substation in Byrnes Street; and  
 The Sewage Pumping Station SP0060 at the corner of McFall and Erith Streets.  

 
The streetscape of Bay Street in this Precinct is also listed as being of Heritage Significance. The Precinct is 
adjacent to the Botany Township Heritage Conservation Area. 
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Desired Future Character 
  

Objectives 
 

O1 To protect the heritage integrity of the Heritage Items within the precinct and the integrity of the 
Botany Township Heritage Conservation Area; 
 

O2 To protect the northern precinct’s amenity by limiting the size of delivery vehicles; 
 

O3 To ensure that business park and industrial uses within the precinct are compatible with adjoining 
residential areas; 
 

O4 To ensure that development does not have an adverse impact on the drainage within the 
Precinct; 
 

O5 To ensure that industrial uses concentrate in the southern part of the Precinct with access to 
Foreshore Drive through the Hale Street extension; and 
 

O6 To ensure to that development can withstand the stresses of flooding and sea level rise and does 
not adversely impact flooding. 

 
 

Controls  
 

C1 The design and function of development shall assist in protecting the heritage significance of the 
precinct and the integrity and significance of heritage items within the Precinct and of the adjacent 
Botany Township Heritage Conservation Area (refer to Part 3B - Heritage). 
 

C2 Development is not to adversely impact on the surrounding residential areas.  
 

C3 Developments are to be designed so that they do not have an adverse impact on any existing or 
proposed drainage facilities.  
 

C4 The maximum size of any vehicle accessing sites in the Precinct shall not exceed a Medium Rigid 
Vehicle (MRV) as defined by AS2890.2 
 

C5 Developments within the precinct shall submit a detailed Flood Study/Assessment for 1 in 100 
year average recurrence interval (ARI) design storm events and probable maximum flood (PMF).  

 
The Flood Study/Assessment is to be prepared by a suitably qualified and experienced civil 
engineer. The Flood Study/Assessment is required to: 

   
(i) Be in accordance with the current version of Australian Rainfall and Runoff (ARR) and the 

NSW Floodplain Development Manual; and 
(ii) Consider the impacts from Climate Change and Sea Level Rise. 
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C6 Development shall: 
 

(i) Have finished floor  levels of a minimum 500mm above the 1 in 100 year flood level for 
habitable areas and 300mm for industrial areas and garages; and 

(ii) Not impede the passage of floodwater to cause a rise (afflux) in the flood level upstream 
and/or increase the downstream velocities of flow.  

 
C7 Development within the precinct shall require submission of a Risk Management Plan to address 

potential risks related to coastal sea levels (projected to increase above Australian Height Datum 
by 40cm by 2050 and by 90cm by 2100). The Risk Management Plan shall be prepared by a 
qualified consultant and in accordance with the following policies and documents: 

   
(i) Any current policy of Council relating to projected future sea level rises and related inundation 

mapping; 
(ii) NSW Coastal Planning Guidelines: Adapting to Sea Level Rise; 
(iii) Flood Risk Management Guide: Incorporation Sea Level Rise Benchmarks in Flood Risk 

Assessment and; and 
(iv) NSW Flood Plain Development Manual.  

 
In addition, the Risk Management Plan shall minimise the exposure of development to coastal risk 
and provide management responses and adaptation strategies to identify and manage risk and 
coastal hazards associated with the following:   

 
(i) The safety of future workers and occupants on-site; 
(ii) The safety of the public off-site; 
(iii) The safety of adjoining properties; 
(iv) The safe evacuation route during storm and flood events; and 
(v) The freeboard above the flood planning levels.   

 
C8 Development shall be designed and constructed in accordance with Australian Standard AS 2021 

(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C9 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C10 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’.  
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C11 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 
(i) Mitigation of overshadowing impacts on the school and its grounds through setbacks and 

controlled bulking and scaling of buildings; 
(ii) Orientating internal spaces so that low occupancy rooms face school property; and 
(iii) Windows and balconies are to be designed to reduce opportunities for overlooking school 

grounds. 
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6.2.8 Banksmeadow Industrial Precinct 

Existing Character 
 

Figure 8 indicates the boundaries of the Banksmeadow Industrial Precinct. As indicated in the Figure below, 
only the following areas are zoned under Botany Bay LEP 2013: 
 
 Area zoned IN2 Light Industrial bounded by Wentworth Avenue, Baker Street, Moore Street, Wight 

Street, & Corish Circle; 
 B7 Business Park area at 32 Page Street, Pagewood; and 
 B5 Business Development and B7 Business Park along Denison, Smith and Rhodes Streets Hillsdale. 

 
The remaining industrial area is zoned under State Environmental Planning Policy (Three Ports) 2013. 
 

Figure 8 - Banksmeadow Industrial Precinct 
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The nature of uses, large allotment sizes and consolidated ownership of industrial landholdings in the Precinct 
are significant on a local government area and sub-regional basis.  The main uses include manufacturing, 
warehousing and transport. He Precinct also contains a number of pipelines carrying hazardous substances 
such as natural gas and jet fuel. 
 
This Precinct is largely bordered by residential uses, and apart from hazard, risk and environmental conflicts, 
the visual impact of any development is a major consideration. Conflicts between the industrial uses and 
residential uses (including industrial traffic in residential streets) is considered a major problem in the area. 
 
There are no Heritage Items listed in the Botany Bay LEP 2013 within this Precinct. 

 
Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the ARTC Rail 
Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. Development 
Applications, planning proposals and rezoning of land received by Council for land within the Zone of Influence 
will be referred to the APA Group for consideration and comment. 
 
Risk Assessment within the Banksmeadow Industrial Precinct  
 
The Botany / Randwick industrial area forms a significant industrial complex of State and National significance.  
The location of the Banksmeadow industrial area, within the vicinity of residential areas, has required that 
safety studies into the cumulative risk of industrial activity be undertaken to quantify and measure hazard risk 
associated with such activities.  
 
The State Government has released three studies that investigate industrial operations and make land use 
planning recommendations. Studies released to date include: 

 
1. ‘Risk Assessment Study for the Botany / Randwick Industrial Complex and Port Botany’ (1985),  
2. ‘Botany / Randwick Industrial Area Land Use Safety Study’ (2001); and  
3. Port Botany Land Use Safety Study’ (1996). 

 
The recommendations of the above studies are summarised below. 
 
 
A Risk Assessment Study for the Botany/Randwick Industrial Complex and Port Botany - 1985 
 
Analysis of hazard risk implications within the Botany / Randwick Industrial Area was first examined in 1985 
by Planning NSW (formerly the Department of Environment and Planning) within a report titled ‘A Risk 
Assessment Study for the Botany / Randwick Industrial Complex and Port Botany’.  The risk assessment 
study was initiated by the Department in response to concerns expressed by community groups and local 
councils about the intensification of potentially hazardous installations and associated facilities in the area 
and their risk implications on nearby residential land uses.   
 
Port Botany Land Use Safety Study - 1996 
 
Port Botany is a major infrastructure facility that handles and accommodates activities involving hazardous 
materials including - loading / unloading, storage and distribution of dangerous goods and materials. 
 
The Port Botany Land Use Safety Study was undertaken by the Department of Planning to update the 1985 
Study, develop updated cumulative risk contours (to provide a framework for assessment and decision 
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making for future developments) and formulate a strategic land use safety framework. 
 
 The recommendations of the Study were: 

 
1. Future developments in the Port should undergo early risk assessment and comprehensive 

environmental impact processes to demonstrate that the use will not contribute to any cumulative risk  
 
- as identified in the Port area.  
 

2. Development controls are put in place to ensure there is no significant increase in the number of 
people exposed to risk - as identified in the residential risk contour. 
 

3. Individual site studies are undertaken to develop programs that are then implemented to  create risk 
reduction and safety management measures. 
 

4. The Port and Port users prepare emergency plans / procedures and fire prevention / protection 
systems. 
 

5. The Port and Port users adopt a program to ensure the community is adequately  informed on Port 
activities, associated risks and safety management measures.   

 
Botany/Randwick Industrial Area Land Use Safety Study - 2001 
 
Planning NSW in 2001 published a review of the 1985 Cumulative risk study titled the ‘Botany / Randwick 
Industrial Area Land Use Safety Study’. The purpose of this review was to update the research and findings 
of the 1985 Study.  The review of the Study involved considering industrial rationalization and technological 
advances, which have seen the operations and associated risk levels of the Botany / Randwick industrial 
area change considerably.   
 
The review investigated two cases based on two industrial scenarios.  The cases were aimed at identifying 
the cumulative risk levels resulting from the industrial area under the current conditions (pre - 2001) and a 
predicted future case (2001).  An explanation of the cases are as follows:- 
 
The Existing Case (Pre-2001): The Orica mercury cell chlorine plant and chlorine liquefaction facilities and 
associated bulk chlorine storage.  Risks associated with the chlorine plant include incidences such as a 
chlorine vapour cloud explosion, storage failure resulting in fire and heat radiation effects or the rupture of a 
chlorine road tanker.  
 
The Future Case (2001):  The Existing Orica chlorine plant being replaced with membrane production 
facilities and liquefaction. The bulk storage of chlorine has ceased.  The removal of chlorine liquefaction and 
storage on site will reduce the likelihood of chlorine releases occurring.  
 

 
Key Findings 
 
The key findings of the Botany / Randwick Industrial Area Land Use Safety Study has been a significant 
improvement in the cumulative risk areas that result from the industrial operations located within the Botany / 
Randwick industrial area. 
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The recommendations with respect to industrial development within this Industrial Precinct are detailed below: 
 
 
 
Recommendations 
 
Future developments in the Botany/Randwick industrial area should be subject to early risk 
assessment and comprehensive environmental impact processes to conclusively demonstrate that 
they will not contribute to risk impacts outside the industrial area that are inappropriate for 
surrounding land uses. 
 

1. There should be no significant increase in the quantities of toxic compressed or liquefied gases 
stored or handled within the industrial area. 
 

2. Proposals to expand industrial facilities in the area should be subjected to the seven-stage 
assessment process under the Environmental Planning and Assessment Act 1979 and demonstrate 
compliance with relevant risk criteria. 
  

3. The Director-General's requirements for the preparation of an Environmental Impact Statement (EIS) 
should incorporate the above requirements to ensure appropriate assessment is carried out. 
 

4. Should conditions in the Botany/Randwick industrial area change to a significant degree, through 
facility commissioning, decommissioning, expansion or production changes, this study should be 
updated to reflect potentially altered cumulative risk impacts on surrounding land uses. 

 
A process of regular reviews and updates for site safety management systems should be 
undertaken. 
 

1. All sites should review and strengthen their safety management system (SMS). The effectiveness of 
the SMS should be monitored by periodic independent compliance audits at intervals of not less than 
once every two years. 
 

2. An overall review of incident/accident recording and reporting systems should be undertaken. A 
consistent best practice guideline should be developed and adopted by industry in the area. 
 

3. All sites should review their training arrangements to ensure that personnel have an appropriate 
understanding of operational hazards and are fully trained in operating and emergency procedures. 

 
Emergency plans and procedures, and fire prevention and protection systems should be kept up to 
date. 
 

1. Emergency plans for all sites should be reviewed and updated. There should be emphasis placed on 
developing emergency plans that are consistent between facilities. 
 

2. Industrial facilities should develop greater contact with regard to emergency planning. An integrated 
emergency plan for the industrial area needs to be developed, and mutual aid arrangements 
between facilities need to be investigated in more detail. 
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3. Consideration should be given to holding periodic coordinated surprise emergency field exercises to 

validate emergency procedures and practices. 
 
Industrial facilities should adopt community right-to-know principles to ensure the community is 
adequately informed about activities, associated risks and the safety management measures 
adopted within the Botany/Randwick industrial area. 
 

1. A formal mechanism should be established to implement a community right-to-know program 
through a consultative committee having representation from the industrial developments in 
Botany/Randwick, Councils, community groups and relevant government agencies. 
 

2. Priority should be given to regular dissemination to the community of information relating to safety 
and environmental management and performance through regular annual reporting, newsletters and 
public forums. 
 

3. Existing industrial developments should be encouraged to establish Community Consultative 
Committees to facilitate the dissemination of information to the public and to receive feedback from 
the community related to the industry's performance. Where practical, Community Consultative 
Committees established for similar types of industry or developments in the same general locality 
should be encouraged. 
 

4. For new industrial developments, conditions of consent should require the formation of a Community 
Consultative Committee for the development, or its representation on an appropriate existing 
Committee. 
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Desired Future Character 
  

Objectives 
 

O1 To encourage the office component of industrial development to front the road or any adjoining 
residential area; 
 

O2 To ensure that industrial uses are compatible with adjoining established residential areas; 
 

O3 To ensure that any risk to human health, property or the natural environment arising from the 
operation of the development is minimised and addressed; 
 

O4 To ensure that existing pipelines are identified and protected during the development process; 
and 

 
O5 To ensure to that development can withstand the stresses of flooding and sea level rise and does 

not adversely impact flooding. 
 

 

Controls  
 

General  
 

C1 Business Park and industrial uses with access from Rhodes Street or Smith Street are to have 
low vehicular generation characteristics and exclude the use of container handling or semi-
trailers. 
 

C2 Development on the B7 Business Park Zone at the corner of Holloway and Green Streets are to 
have their commercial offices (or other non-industrial activity) fronting Holloway Street and the 
school with a return (no less than 10m) to Green Street. All industrial activities are to be 
undertaken behind the commercial building buffer. 
 

C3 The transport of hazardous substances should be directed away from residential areas and a 
Traffic Route Study showing the proposed traffic route of such transport is required.  

 
C4 Development fronting Denison Street, Rhodes Street, and Smith Street are to have their 

commercial offices (or other non-industrial activity) fronting the road/street. All industrial activities 
are to be undertaken behind the commercial building buffer. 

 
C5 Development is not to adversely impact on the surrounding established residential areas through 

noise, traffic, pollution and risk. 
 

C6 A survey is required to identify any pipelines, easements etc affecting the development site. If the 
pipeline enters Council land an appropriate deed of agreement is to be executed. 
 

C7 Redevelopment of land at the corner of Denison Street & Beauchamp Road (the Orica site) is to 
take into account the road widening affectation proposed by RMS. 
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C8 Developments within the vicinity of Floodvale Drain, Springvale Drain and Bunnerong Stormwater 
Channel No. 11 (SWC 11 – Sydney State Water) shall submit a detailed Flood Study/Assessment 
for 1 in 100 year average recurrence interval (ARI) design storm events and probable maximum 
flood (PMF). The Flood Study/Assessment is to be prepared by a suitably qualified and 
experienced civil engineer. The Flood Study/Assessment is required to: 

   
(i) Be in accordance with the current version of Australian Rainfall and Runoff (ARR) and  the 

NSW Floodplain Development Manual; and 
(ii) Consider the impacts from Climate Change and Sea Level Rise. 

 
C9 Development shall: 

 
(i) Have finished floor  levels of a minimum 500mm above the 1 in 100 year flood level for 

habitable areas and 300mm for industrial areas and garages; and  
(ii) Not impede the passage of floodwater to cause a rise (afflux) in the flood level upstream 

and/or increase the downstream velocities of flow.  
 

C10 Restricted Access Vehicles (RAV) classified by Roads and Maritime Services (RMS) (including B-
Doubles) are not permitted to access: 

 
(i) Holloway Street; 
(ii) Green Street; 
(iii) Ocean Street; 
(iv) Swinbourne Street; 
(v) Stephen Road;  
(vi) Smith Street; and  
(vii) Rhodes Street.  

 
C11 The maximum size of vehicle accessing Smith Street and Rhodes Street is restricted to Medium 

Rigid Vehicles (MRV) as defined by AS2890.2.   
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Risk Management: 

 
C12 In order to address the recommendations, a Risk Assessment Evaluation is required to 

accompany all applications for sites: 
 

(i) Within the study area of the Botany/Randwick Industrial Area Land Use Safety Study - 2001; 
and/or 

(ii) Affected by the recommendations of the Port Botany Land Use Safety Study Overview 
Report - 1996. 

 
Note: Recommendation No. 2-2.2 of the Port Botany Safety Study states that proposals for the 
development or redevelopment of residential, commercial or high density developments outside 
the Port area, particularly inside the one in a million residential risk contour, identified in figure 2 of 
the Port Botany Land Use Safety Study Overview Report should not take place. 

 
C13 The Risk Assessment Evaluation to Council is to be completed by a qualified risk management 

professional and take into account the nature of the proposed business and the proximity of the 
site to surrounding hazardous facilities. The report is to recommend safety procedures to be 
followed.  
 
The report needs to conclude whether or not the activities proposed for the premises constitute an 
escalation of existing hazards, and that the risk posed by neighbouring uses in the exposure of 
hazards to the site is acceptable. 
 
Applicants are to refer to the applicable Hazardous Industry Planning Advisory Papers (HIPAPs) 
and other guidelines such as Applying SEPP 33 and Multi-level Risk Assessment found at 
http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development 

 
C14 If a site fronts Denison Street a Transport Risk Assessment Report is required to be lodged with 

Council. The assessment report to Council should be completed by a qualified risk management 
professional and address the hazard analysis methodology outlined within the Hazardous Industry 
Advisory Paper Nº 6: Guidelines for Hazard Analysis.  The areas of assessment should include: 

 
(i) Identification of potential release scenarios, including analysis of the hazards associated with 

transport of potentially hazardous materials; 
(ii) Estimation of release frequencies, using information available from such sources as Botany 

Bay City Council, the Bureau of Statistics and from the Roads and Traffic Authority, NSW; 
(iii) Assessment of consequences in terms of effect zones following the ignition or dispersion of a 

release, including the assessment of the evaporation and permeation of a spill and of the 
resulting heat radiation in case of ignition;  

(iv) Estimation of risk by combining release frequencies, consequences, and population 
distribution for the particular route under survey; and 

(v) Comparing the estimated risk with relevant tolerability criteria and guidelines. 
 

Results from the traffic hazard analysis should be assessed on the basis of generally accepted 
land use safety guidelines provided in the ‘Hazardous Industry Planning Advisory Paper Nº 4: 

http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
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Risk Criteria for Land Use Safety Planning’ published by Planning NSW in 1992 and ‘Hazardous  
 
Industry Planning Advisory Paper No. 10 Landuse Safety Planning’ published by the NSW 
Department of Planning in January 2011. 
 
Note: Council in 2012 commissioned a traffic count for Denison Street (in both directions, north 
and south); which includes a separate count for dangerous goods traffic as Council wanted to 
compare the overall traffic to the dangerous goods traffic. Whilst this data is available to 
applicants who are required to prepare a Transport Risk Assessment Report, the data is over 12 
months old and depending on the proposed development Council may require a new Transport 
Risk Survey to be conducted at the applicant’s costs. Please contact Council for more 
information. 
 

C15 Where a site is considered by Council to be located partly adjacent to a dangerous goods route 
defined in this plan, any development on the site will be assessed and viewed as though it was 
located within the area or route with the more stringent risk-related development controls 
specified in this development control plan. 
 
Dangerous Goods Routes means identified within the Botany/Randwick Industrial Area Land 
Use Safety Study. 

 
The Botany / Randwick Industrial Area Land Use Safety Study does not include an assessment of 
the risk implications of dangerous goods transport, but does identify some routes as having a 
significant likelihood of carrying such goods. The routes identified within the Botany / Randwick 
Industrial Area Land Use Safety Study form a wider local and regional road network that may also  
carry traffic containing dangerous goods.  The consideration of risk arising from the transportation 
of dangerous goods on this local and regional road network and the impacts this may have on 
residential and sensitive use development within the Study area needs to be considered as part of 
the assessment process for future development activity.  
 
Sensitive use intensification means the establishment of a sensitive use or an increase in the 
gross operational floor space of an existing building that is occupied by a sensitive land use.  

 
Sensitive land uses that are considered incompatible with fatality risk, injury or irritation risk (as 
defined in Hazardous Industry Planning Advisory Paper No.4 – Risk Criteria for Land Use Safety 
Planning - Planning NSW, 1992) resulting from operations within the Botany / Randwick industrial 
area under this plan include:- child care centres, nursing homes, educational establishments, 
hospitals and units for aged persons. 
 

Additional information: A number of other Hazardous Industry Planning Advisory Papers (HIPAPs) and 
other guidelines have been issued by the Department of Planning & Environment  to assist stakeholders in 
implementing an integrated risk assessment process and can be found at 
http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development 

 
Applicants are also to refer to Part 6.3.15 - Risk. 

 

http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
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6.3  General Provisions 

6.3.1 Amalgamation and Subdivision  
 
The size and shape of a land parcel influences the relationship of a new building to its neighbours. Subdivision 
patterns and site amalgamation can have significant implications for the streetscape of an area. Effective 
amalgamation patterns promote the efficient use of land, and allow design constraints and interface issues to 
be more easily resolved. 

 
In particular, they help to produce a consistent urban form and built form rhythm which reflects the surrounding 
development pattern. It also attempts to balance the planning requirements relating to height, massing, 
underground car-parking, vehicular access, streetscape and amenity to achieve an appropriate building 
outcome. 
 

Objectives 
 

O1 To ensure site development is consistent with land ownership and to prevent disposal of part of 
any property that may be integral to the effective functioning of a development and the continued 
compliance with conditions of consent; 
 

O2 To ensure sites for new industrial developments are of a sufficient size to provide a functional and 
efficient area for building(s), vehicle parking and movement, landscaping and the storage of raw 
materials, finished products, trade waste and recycling bins; and 
 

O3 To ensure all loading and unloading, turning movements, queuing and parking of vehicles, 
including delivery vehicles associated with the new development are safe and efficient and occur 
wholly within the site. 

 
 

Controls  
 

C1 Development must comply with Part 3E - Subdivision and Amalgamation.  
 

C2 Detailed site plans for development for any industrial development must demonstrate how the 
proposed industry, including parking, landscaping and other ancillary facilities, will be wholly 
accommodated within the site boundaries. 
 

C3 Where development or use of a number of existing lots is proposed, the lots shall be consolidated 
into one parcel, and the plan of consolidation lodged with the Land and Property Information NSW 
Office prior to release of the Construction Certificate. Written notification as to the registration of 
the Consolidation Plan at the Land Titles Office is to be received by Council prior to the 
occupation of the premises or use of the site. 
 

C4 No part of any site is to be separately leased from the remainder of the property for the purpose of 
a separate occupation or operation from an approved use, except where the prior Development 
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Consent of Council has been sought and received to any such lease, occupation or operation. 
 

C5 Where there is to be a strata plan of subdivision any space for parking or other purposes forming 
a part of a sole occupancy unit must be included in the same strata lot as the unit. All landscaped 
and access areas and directory board signs not forming part of an individual unit must be included 
in any strata plan of subdivision as common property. 
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6.3.2 Building and Site Layout 
 
Good design provides a building layout that maximises the natural attributes of the site. Carefully considered 
building layout and design also creates a high level amenity for occupants through enhanced visual and 
acoustic privacy, passive heating and cooling, flexible and useable indoor and outdoor spaces that meet the 
needs of workers and/or occupants. 
 

Objectives 
 

O1 To ensure signage is compatible with the existing and ‘Desired Future Character’ of the area in 
which it is proposed to be located;  
 

O2 To ensure signage integrates with the building design; and 
 

O3 To ensure the colour schemes that do not detract from its surrounds. 
 

 

Controls  
 

C1 A site analysis plan is to be lodged with the Development Application in accordance with the 
Council’s Development Application Guide. 
 
Note: The layout of the site shall: 
 
(i) Take into account the site's context and constraints and opportunities; 
(ii) Provide for all the operations of a use wholly on the site; 
(iii) Improve the aesthetic amenity of the site and streetscape through adequate landscaping in 

suitable locations; 
(iv) Prevent emission of odour and noise to adjoining properties;  
(v) Use energy efficiency principles;  
(vi) Consider the open space/amenity requirements of the employees; and 
(vii) Consider the width of the road reserve and scale and location of adjoining building forms. 

 
C2 Through careful site arrangements new building works must : 

 
(i) Address the street and highlight any non-industrial aspects (ie office section) of the 

development; 
(ii) Avoid long blank walls of warehouse units facing the street and long continuous roof lines; 

and  
(iii) Provide regular modulation to the façade or division of massing. 

 
C3 Floor space is to be distributed on the site to ensure the scale of the building reinforces the role of 
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the street and buildings are arranged and aligned to create a pleasant working environment. 
 

C4 Setbacks are to be deep soil zones (refer to Part 3L - Landscaping for Definition). No part of the 
building or structure (including basement car parks, driveways, or OSD/infiltration system are to 
encroach into the setbacks.  
 

C5 Setbacks are to maximise the retention of existing trees and their root systems and may need to 
be variable to achieve this (includes trees on adjoining properties).  
 

C6 Internal spaces are to be designed to satisfy the operational requirements of the particular land 
use whilst proving a safe and convenient work environment. 
 

C7 Each industrial building must provide for basic amenities including a designated staff room or area 
that is: 

 
(i) Of a reasonable area depending on the size, nature and staffing level of the proposed 

industry; 
(ii) Adequately furnished for staff; and 
(iii) Provided with attached kitchen/kitchenette with a fridge, microwave, sink and tea/coffee 

making facilities. 
 

C8 New buildings and the creation of new industrial units within close proximity to residential areas 
are to be designed to minimise any adverse effects on the amenity of residential areas by way of 
overshadowing, overlooking, lighting, dust, noise or fumes. 
 
Note: If your site adjoins a residential premise please refer to Part 6.3.11 - Industrial 
Development Adjoining a Residential Land Use which requires loading and unloading facilities 
and car parking to be provided away from the residential boundary. 
 

C9 Adequate waste removal handling and minimisation facilities are to be provided on site for all 
development to ensure these facilities are not utilising car parking areas. 
 

C10 For new development (excluding multi unit industrial development) all loading and unloading 
facilities and the majority of car parking required for the development is to be provided at the rear 
or at the side of any buildings. It is not to be provided at the front of buildings. Visitor car parking 
may be provided at the front of buildings behind the setback required in Part 6.3.5 - Setbacks. 
 

C11 For Multi Unit Industrial Development car parking and loading/unloading facilities is not to be 
provided within the front setback to the street. Car parking and loading/unloading facilities can be 
provided from a central courtyard within the site. 
 

C12 For sites with a road frontage to residential areas (ie Stephen Road, Denison Street, Rhodes, 
Erith, etc) new construction is to locate  offices fronting the residential areas, with restricted 
access points. The warehouse/factory functions as well as car parking, manoeuvring areas, 
loading and unloading facilities are to be located away from the residential areas. 
 

C13 For sites in excess of 1,000m², an outdoor staff recreation area is to be provided. This area: 
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(i) Must be a minimum of 16m². with a minimum dimension of 3 metres; 
 

(ii) May be located within the front building setback, within an upper floor balcony, in an enclosed 
courtyard or in any other landscaped setting on the site. If this area is provided within the 
landscaped area at the front of the site, then the landscaped setback required in Part 6.3.5 - 
Setbacks should be increased by an additional 1 metre; 

(iii) Should be designed to include a table and chairs; 
(iv) Enable at least 6m², to receive direct sunlight for the four hours between 10am and 2pm 

during mid winter; and 
(v) Should provide shading in summer. 

 
C14 Where an industrial unit complex consists of more than 10 units: 

 
(i) The building layout must allow for visual connections through and beyond the site to assist in 

breaking down the visual scale of the development and provide more legible site access for 
visitors; and 

(ii) Consideration should be given to the use of varying architectural resolutions to further assist 
in breaking down visual scale and improving legibility for visitors. 

 
C15 Building entrances are to be clearly defined and located so that visitors can readily distinguish the 

public entrance to each building. Access to each entrance is to be provided by a safe direct route, 
avoiding potential conflict with vehicles manoeuvring on site. 
 

C16 Site planning is to allow for the retention of significant trees and vegetation, particularly near the 
street frontage. 
 

C17 Industrial buildings must have an adequate number of openings at each level to allow natural light 
and ventilation. 
 

C18 Each industrial unit within an industrial complex must have a reasonable size window at each 
level to allow natural light and ventilation. 
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6.3.3 Floor space 
 
The gross floor area of a building as a ratio of the site is usually expressed as a floor space ratio (FSR). 
Council’s floor space ratio (FSR) controls aims to facilitate an acceptable bulk and scale of development that is 
in relationship with the streetscape and adjoining development. 
 

Objective 
 

O1 To facilitate an acceptable bulk and scale of development, that is consistent with the streetscape 
and minimises impacts on adjoining development. 

 
 

Control  
 

C1 The maximum FSR is identified on the Floor Space Ratio Map within Botany Bay Local 
Environmental Plan 2013. 
 
Note: Not all site developments may be able to achieve the maximum permissible FSR due to 
particular site characteristic, such as: 
 
(i) The size and shape of the land; 
(ii) The presence of existing buildings on site, required to be retained; 
(iii) The need to reduce adverse impacts on neighbouring sites; and 
(iv) Not being able to satisfy Council’s traffic, parking and vehicular access requirements. 
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6.3.4 Building Design and Appearance 
 
Council has strived to achieve buildings of superior architectural quality and innovation in its industrial zones 
and will continue to do so, favourably supporting buildings of contemporary design that utilise a variety of 
materials and decorative colours and finishes. 
 

Objectives 
 

O1 To achieve a high standard of development both in terms of design and finish; 
 

O2 To achieve developments, which enhance the streetscape of the locality; 
 

O3 To ensure open storage areas are properly screened to minimise any adverse visual effects of the 
development; 
 

O4 To ensure building materials mitigate noise impacts to adjoining development, particularly 
residential development; and 
 

O5 To ensure developments do not adversely affect air safety of Sydney Airport. 
 

 

Controls  
 
Height 
 

C1 The maximum building height is indicated in the Building Height Map attached to the Botany Bay 
Local Environmental Plan 2013.  
 

C2 The maximum height of an industrial building must comply with other controls in this DCP relating 
to urban design, solar access, privacy and residential/industrial interface. 
 

C3 Compliance with the Civil Aviation Safety Authority requirements. 
 

Note: Botany Bay Local Government Area lies within the prescribed airspace for Sydney 
(Kingsford Smith) Airport. The prescribed airspace for Sydney over Botany consists of Procedures 
for Air Navigation Systems Operations (PANS-OPS) and Obstacle Limitation Surfaces (OLS). 
 
The critical component of the prescribed airspace over Botany Bay LGA is the Inner Horizontal 
Surface (51.0 metres AHD) of the OLS for Sydney (Kingsford Smith) Airport. Any intrusion into 
prescribed airspace would constitute a controlled activity1 and as such, must be referred to  
Sydney Airports Corporation Limited (SACL) for an approval process (Airports Act 1996 Section  

1 Section 182 of the Airports Act 1996 defines “Controlled Activities” as: constructing a building, or other structure, that 
intrudes into the prescribed airspace; altering a building or other structure so as to cause the building or structure to 
intrude into the prescribed airspace; any other activity that causes a thing attached to, or in physical contact with the 
ground to intrude into the prescribed airspace. 
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186). 
 

The approval process involves referral of the application to SACL for assessment relating to 
safety, efficiency and regularity of air traffic using Sydney (Kingsford Smith) Airport and then onto 
the Civil Aviation Safety Authority (CASA) and Airservices Australia (AsA) if required.  
 
Consideration during the planning stages should be given to the operating heights of all 
construction cranes (short-term controlled activities) necessary for the proposed controlled 
activity. SACL advises that approval to operate construction equipment (ie cranes) should be 
obtained prior to any commitment to construct as the height of this equipment is generally 
significantly higher than the proposed structure, therefore approval may not be granted. 
 
 “Permanent controlled activities”2 are not permitted to penetrate the Procedures for Air 
Navigation Services Operations surfaces (PAN-OPS) component of the prescribed airspace. 
 

C4 The maximum height of a building must be consistent with the height of other buildings in the 
immediate vicinity. Where the heights of a proposed development are higher than surrounding 
development, a submission is to be lodged with the Development Application giving reasons for 
supporting the height discrepancy. Unless proper planning reasons are presented, heights over 
above that approved in the locality will not be supported by Council.  
 

C5 Council may require a reduction in height shown for the land on the Height of Buildings Map 
where a building built to the height shown for the land on the Height of Buildings Map would have 
unacceptably adverse impacts in regards to:  

 
(i) The overshadowing of a dwelling, private open space or public open space;  
(ii) An inappropriate transition in built form and landuse intensity;  
(iii) The design excellence of a building;  
(iv) View loss; or   
(v) The Obstacle Limitation Surface (Please refer to the Precinct Controls). 

 
C6 All rooftop or exposed structures including lift motor rooms, plant rooms, etc., together with air 

conditioning, ventilation and exhaust systems, are to be suitably screened and integrated with the 
building in order to ensure a properly integrated overall appearance. If your site adjoins a 
residential premise the facilities are to be located away from the residential boundary. 

 
 
 
Design 
 

C7 All development applications involving external building works must be accompanied by a 
schedule of finishes and a detailed colour scheme for all external walls. 
 

C8 External finishes must be robust and graffiti resistant. An anti-graffiti coating may be required 
where buildings adjoins a public place or accessible from an open area that is not secured by  

2 Permanent controlled activity: any structure erected for a period of more than 3 months. 
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fences. The business operator may be required to enter into a graffiti agreement with Council. 
 

 
 
 

C9 Where blank walls on street frontages are unavoidable in new construction they must be 
screened by landscaping or treated as sculptural elements incorporating murals reflecting modern 
architectural design. They must be finished to a high standard and minimise the potential for 
graffiti or other vandalism. 
 

C10 Walls of new development must make use of non reflective colours and materials to avoid glare. 
The maximum reflectivity of any glazing is not to exceed 20% to avoid nuisance in the form of 
glare to occupants of nearby buildings, pedestrians and motorists. 
 

C11 All elevations of a building fronting a public place, or visible from a rail line, public place or 
proposed road, must be constructed of face brickwork or other decorative facade treatment to 
Council's satisfaction. Consideration must be given to installing windows or false windows in the 
facade to enable surveillance of the adjoining area or to engender a feeling that it is being 
overlooked.  
 

C12 Buildings should be of a contemporary and innovative design. All public frontages should be 
specially articulated with the use of brick, stone, concrete, glass (non-reflective), and like 
materials, but not concrete render. 

 
C13 Open style or transparent materials are encouraged on doors and/or walls of lifts and stairwells, 

where fire safety requirements allow.   
 

C14 Building height, mass, and scale should complement and be in keeping with the character of 
surrounding and adjacent development. 
 

C15 New buildings must be designed to: 
 

(i) Address the street and highlight any non-industrial aspects (such as the office section) of the 
development;  

(ii) The administration office or showroom must be located at the front of the building;  
(iii) The front door to a building is to face the street;  
(iv) Building entrances should be clearly defined and well articulated through form, materials and 

colour and provide level or ramped access; 
(v) Waiting areas and entries to lifts and stairwells are to be close to areas of active use and be 

visible from building entrances; 
(vi) Windows on the upper floors of a building must, where possible, overlook the street;  
(vii) Avoid long blank walls of warehouse units facing the street and long continuous roof lines; 
(viii) New construction is to achieve both functional and visually attractive buildings;  
(ix) Provide regular modulation to the facade or division of massing;  
(x) Architecturally express the structure of the building by variation and minimal use of reflective 

glass; 
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(xi) Visually reinforce entrances, office components and stair wells of units to create rhythm on 
long facades and reduce perceived scale; 

(xii) Introduce variation in unit design within building works;  
(xiii) Introduce solid surfaces, preferably masonry, and incorporate horizontal and vertical  

 
modulation including windows in appropriate proportions and configurations; 

(xiv) New development on corner sites must address both street frontages in terms of facade 
treatment and articulation of elevations; and 

(xv) Avoid bulky roof forms or extensive blank facades in a single material or colour. 
 

C16 The street number of a building must be visible from the street and made of a reflective material 
to allow visitors and emergency vehicles to easily identify the location of the building. 
 

C17 Where industrial development adjoins any land zoned for residential purposes or any premises 
used for residential purposes, the external walls abutting such development must be constructed 
in 230mm or 280mm cavity brickwork. Where such walls adjoin land zoned for residential 
purposes, construction must be in face brickwork.  

 
C18 New buildings and the creation of new industrial units within close proximity to residential areas 

are to be designed to minimise any adverse effects on the amenity of residential areas by way of 
overshadowing, overlooking, lighting, dust, noise or fumes. 
 
Note: If a site adjoins residential uses loading and unloading facilities and car parking to be 
provided away from the residential boundary (refer to Part 6.3.11 - Residential/Non-Residential 
Interface and Part 6.3.12 - Noise and Hours of Operation). 
 

C19 All external walls, where located less than 900mm from a side boundary, must be of masonry 
construction. 
 

C20 No service plumbing pipes, other than downpipes for the conveyance of roof water, must be 
external to the building or visible to any public place. 
 

C21 Buildings should maximise energy efficiency, through measures such as the use of high efficiency 
lighting systems, insulation, natural ventilation, and low embodied energy materials. 

 
C22 For new development all loading and unloading facilities and the majority of car parking required 

for the development is to be provided at the rear or at the side of any buildings. It is not to be 
provided at the front of buildings. Visitor car parking may be provided at the front of buildings 
behind the setback. 
 
Note: For Multi Unit Industrial Development car parking and loading/unloading facilities is not to 
be provided within the front setback to the street. Car parking and loading/unloading facilities can 
be provided from a central courtyard within the site 
 

C23 Driveways must provide adequate sight distance for the safety of pedestrians using the footpath 
area in accordance with AS2890.1 and AS2890.2.  
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C24 Pathways should provide direct access and any edgework should be low in height or not reduce 
visibility of the pathway. 
 

C25 Entry to basement parking areas should be through security access via the main building. This 
access should be fitted with a one way door (allowing for fire safety provisions) and allow only 
authorised access from the foyer into the basement. 
 

C26 Internal spaces are to be designed to satisfy the operational requirements of the particular land 
use whilst proving a safe and convenient work environment. 
 

C27 Floor space is to be distributed on the site to ensure the scale of the building reinforces the role of 
the street and buildings are arranged and aligned to create a pleasant working environment. 

 
 
 
Public Utilities 
 

C28 For new development and substantial alterations to existing premises provision must be made for 
connection to future underground distribution mains. In such developments the following must be 
installed: 
 
(i) An underground service line to a suitable existing street pole; or 
(ii) Sheathed underground consumer mains to a customer pole erected near the front 

property boundary (within 1 metre). 
 

C29 Council may require the bundling of cables in the area surrounding the development to reduce the 
visual impact of overhead street cables. 
 

 
 
Lighting 
 

C30 Lighting must be provided to the external entry path, common lobby, driveway, and car park to a 
building using vandal resistant, high mounted light fixtures. 
 

C31 The lighting in a car park must conform to AS1158.1, AS1680, and AS2890.1. 
 

C32 External lighting to an industrial development must give consideration to the impact of glare on 
the amenity of adjoining residents. 

 
 
 
Facilities 
 

C33 The siting of a telecommunication facility, aerial, satellite dish, plant room, lift motor room, 
mechanical ventilation stack, exhaust stack, and the like must integrate with the architectural 
features of the building to which it is attached; or be sufficiently screened when viewed from the 



 
 

P a g e  | 51 

Part 6 - Employment Zones                                                  Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

street and neighbouring residential zoned land. 
 

 
 
 
 
Service Areas 

 
C34 Service areas including waste, recycling areas and external storage areas are to be located away 

from principal street frontages and screened from view. 
 

 
 
Kerb, Gutter & Footpaths 
 

C35 The kerb and gutter, concrete footpath (or paved footpath) and any associated works along all 
street(s) frontage of a site shall be constructed and/or reconstructed of at the full cost of the 
developer. 
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6.3.5 Setbacks 
 
Setbacks enable landscaping and buffers to be provided. Setbacks contribute to the streetscape and help to 
modulate a building’s bulk and scale. 
 

Objectives 
 

O1 To minimise the impact of development and buildings on the surrounding area; 
 

O2 To create a pleasant environment within and external to the site; and 
 

O3 To ensure setbacks to Alexandra Canal and the Mill Pond. 
 

 

Controls  
 

C1 Setbacks are to be in accordance with the following Table 1. 
 
Note: Greater setbacks will be required for bulky, hazardous and noise or odour generating 
activities. 
 
Note: 

• Awnings and verandas along classified roads should be set back a minimum of 1.5 metres 
from the kerb; 

• Awnings and verandas along local roads that intersect with classified roads should be set 
back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres from the 
intersection with the classified road; and  

• At any signalised intersections (on local roads or classified roads), awnings and verandas 
should be set back a minimum of 1.5 metres from the kerb for a distance of up to 100 
metres from the signalised intersection. 

 
C2 Notwithstanding C1 above, no buildings, structures, car parking, storage or vehicle manoeuvring 

areas are permitted within a minimum 10 metre wide area adjoining Alexandra Canal and 6 
metres along the tributaries of the Canal. 
 
The setback is to be landscaped and planted with appropriate species, as detailed in the 
Alexandra Canal Masterplan, such landscaping not to include plants with invasive root systems 
and that have the potential to damage the canal wall or it surrounding infrastructure. 
 

C3 Setbacks on corner blocks must enable sufficient sightlines for traffic in accordance with the 
relevant Australian Standard (AS2890.1). 
 

C4 Setbacks are to be deep soil zones (refer to Part 3L - Landscaping for a definition of “deep soil 
zone”). No part of the building or structure (including basement car parks, driveways or 
OSD/infiltration) system are to encroach into the setbacks. 
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C5 Setbacks are to maximise the retention of existing trees and their root systems, and may need to 
be variable to achieve this (includes trees on adjoining properties). 

 
 

Table 1 - Setbacks 
 
 

Boundary 
Landscaping 

Setback 
 (Refer to Note 4) 

Building Setback 
 (Refer to Note 1) 

 

 Front - to a non-classified road 
(Refer to Note 2) 

3 metres  9 metres 
(Refer to Note 5) 
(Refer to Note 6 for corner sites) 

 

 Front - to a classified road 
(Refer to Note 2) 

4 metres 9 metres 
(Refer to Note 5) 
(Refer to Note 6 for corner sites) 

 

 Side - adjoining a non-residential use/zone 
Including lanes 

2 metres 2 metres 
(Refer to Note 6 for corner sites) 

 

 Side - adjoining a residential use/zone or in 
the Council’s opinion the building impacts 
on the streetscape 

3 metres 3 metres 
(Refer to Note 6 for corner sites) 

 

 Rear 
(Refer to Note 3) 

Nil to 3 metres Nil to 3 metres  

 
 
Notes: 
 
1. Building setback relates to new building works. Underground parking is to be situated underneath the 

building footprint. The building setback is inclusive of the landscape setback required under this Table. 
2. Classified roads are defined by the Roads Act 1993. 
3. The setback will depend on the character of the site and its surrounds. Please check with Development 

Assessment Officers. Rear boundary walls are to be treated aesthetically. 
4. i. Landscaping setbacks are to be free from overhangs, hard elements such as paths, ramps, 

substations; fire hydrant boosters; signs, parking (both above ground and underground) advertising 
structure (including pole signs); and 

ii. May be used in calculation 10% landscaped area. 
5. New buildings are to be setback a minimum of 9 metres (this includes the landscaped setback) from 

the street frontage unless the prevailing setback is closer than 9 metres, or unless stipulated differently 
in this DCP. For sites fronting designated roads the minimum building setback is to be 4 metres. 

6. New development on sites that have a corner frontage is to provide a 9-metre minimum  setback to the 
main street/road and a minimum 3- metre setback to the secondary road/street. 

7. Where the setback of adjoining buildings is inconsistent, the building should be consistent with the 
dominant setback found along the street. 
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6.3.6 Parking and Vehicular Access 
 
Industrial traffic has a great impact on residential areas within the City of Botany Bay. It is important that all 
servicing, loading/unloading and parking are provided on site for new development, and that with any change 
of use external impacts (such as traffic and car parking impact on the road networks) are minimised. 
 

Objectives 
 

O1 To encourage the provision of parking, vehicular access and servicing areas that are: 
 
(i) Integrated with the form and arrangement of buildings on site; 
(ii) Suitably designed and landscaped to minimise large expanses of hard paving; 
(iii) Pleasant, safe and provide shared working environment; and 
 

O2 To provide opportunities for large developments to integrate with public transport services where 
appropriate. 

 
 

Controls  
 

C1 All vehicles (including deliveries) are to enter and leave the site in a forward direction with no 
vehicles permitted to reverse from or onto public road. A Swept Path Analysis may be required for 
the largest vehicle accessing the site.  
 

C2 A Traffic and Parking Impact Assessment Report shall be prepared. The Traffic and Parking 
Impact Assessment Report is required to be prepared by a suitably qualified and experienced civil 
engineer and in accordance with the current version of AUSROADS “Guide to Traffic 
Management, Part 12: Traffic Impacts of Development” and RMS “Guide to Traffic Generating 
Development”.  
 

C3 Car parking areas are to be suitably covered with canopy trees and are to be screened with 
landscaping and paved to reduce their impact (refer to Part 3L - Landscaping). 
 

C4 Parking provision should be in accordance with the Part 3A - Car Parking.  
 

C5 All internal circulation roads, turning areas, parking aisles, parking bays, service areas and 
service bays are required to be sealed with hard standing all weather materials. Any alternative 
materials require Council approval.  
 

C6 Separation of service areas (loading/unloading) and parking areas is required. 
 

C7 All loading and unloading operations shall only be carried out wholly within the dedicated service 
bays at all times and shall not be made direct from public places, public streets or any road 
related areas.  
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C8 All loading/unloading facilities and service bays (including parking bays for commercial vehicles) 
are to be provided in accordance with  the current RMS “Guide to Traffic Generating 
Developments” and Australian Standard 2890.2 - 2002 Off Street commercial vehicle facilities. 
 

C9 All loading docks, car parking spaces, internal circulation access and access driveways are to be 
kept clear of goods at all times and should not be used for storage purposes including garbage 
storage, good and machinery. 
 

C10 Access driveways/vehicular crossings are to be designed to accommodate the turning circle of 
the largest vehicle expected to use the service area without crossing the centreline of the road. 
Specific consideration is to be given to two-way simultaneous movements  
 

C11 The minimum width of the access driveways/vehicular crossing at the property boundary shall be 
in accordance with AS2890.2.  
 

C12 All servicing, including garbage collection, is to be carried out within the site with suitable 
collection points at convenient locations. 
 

C13 The following information is required: 
 

(i) Details of all traffic generation and possible impacts; 
(ii) The largest vehicle expected to access the site (including delivery); 
(iii) The frequency of deliveries to the site; and 
(iv) The maximum number of staff expected to be on-site at any one time. 

 
C14 Access routes for delivery vehicles are to be specified. 

 
C15 Development on sites south of Wentworth Avenue is required to access the site via the use of 

Foreshore Drive.  
 

C16 Where significant amounts of traffic are likely to be generated which could affect residential areas 
or residential zoned land, schedules of vehicle movements and their routes must be provided and 
may be regulated in conditions of consent. 
 

C17 Where significant amounts of traffic generation will affect the traffic flow efficiency and safety of 
the local and arterial road network, the proponent is required to provide, at full cost, a package of 
mitigative measures to support the development. Both the Council and the RMS will assess the 
mitigative measures. 
 

C18 Proposed parking areas, truck docks, driveways, vehicular ramps and turning areas are to be 
maintained clear of obstruction and used exclusively for purposes of car parking, loading or 
unloading and vehicular access respectively. Under no circumstances are such areas or any 
portion thereof to be used for the storage of goods and waste materials. 
 

C19 Provision must be made for all loading and unloading of goods and manoeuvring of vehicles to 
take place in an internal dock areas and adjoining goods handling area. These areas are to be 
physically line marked and are to be maintained free of obstruction, for the sole use of delivery 
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vehicles. 
 

C20 Where Council is asked to reduce the required numbers of car parking under Part 3A - Car 
Parking due to a private (company owned) bus link with the Mascot Railway Station. The 
Application is to provide details of the bus size, bus times and indicate the provision of on-site bus 
parking. 

 
Note:  If the private bus service ceases then additional car parking will need to be provided on-
site by the applicant. Conditions will be included in any consent issued by Council addressing 
these issues.  
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6.3.7 Signage 
 
It is important that a coordinated approach is adopted towards signage. 
 
Note: This clause does not relate to third party advertising signage. 
 

Objective 
 

O1 To ensure adequate identification of all industrial premises whilst preventing the proliferation of 
advertising signs or structures.  

 
 

Controls  
 

C1 Signage shall comply with Part 3D - Signage.  
 

C2 Advertisements and associated structures are to be placed so that they enhance the architectural 
and landscape presentation of the locality, and be proportional to the scale of the building and 
surrounding open space within which they are placed. 
 

C3 A property identification number is to be displayed conspicuously at a prominent position on the 
property. 
 

C4 Free standing advertisements and associated structures shall relate (in their size and form) to the 
scale of the building(s) on site, visibility and other advertisements in the vicinity (to avoid clutter). 
 

C5 All large sites shall contain suitable directional signs within strategic vehicular and pedestrian 
locations within the development. 
 

C6 There shall be no lighting overspill from signage. 
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6.3.8 Site Facilities  
 
Site facilities generally include mailboxes, waste storage and garbage collection areas, general storage areas, 
gatehouses, substations, staff recreational facilities, telecommunications, fire hydrants/booster valves, and 
water storage/recycling tanks. Site facilities need to be appropriately designed and well integrated within the 
development, as the facilities need to be accessible to occupiers of the development. 
 
Consideration needs to be given to the impact of these facilities on the overall appearance and amenity of the 
development and the local streetscape. 
 

Objectives 
 

O1 To ensure site facilities are designed as part of the overall development; 
 

O2 To achieve the safe and aesthetic provision of services; and 
 

O3 To ensure that open storage areas are properly screened to minimise any adverse visual effects 
of the development.  

 
 

Controls  
 

C1 New site facilities such as mail boxes and electricity sub-stations shall be designed and/or sited 
so that they enhance the development. 
 

C2 New site facilities shall be situated so that there is satisfactory vehicular access by service 
personnel and vehicles. 
 

C3 The existing above ground electricity and telecommunication cables within the road reserve and 
within the site shall be replaced, at the applicant’s expense, by underground cable and 
appropriate street light standards, in accordance with the Energy Providers guidelines.  The 
applicant shall bear the cost of the new installation and the first 12 months of additional street light 
charges.   
 

C4 In some cases it may be necessary to provide an electricity substation at the front of the 
development adjacent to the street frontage. This will involve dedication of the area as a public 
road to allow access by the electricity provider. The front boundary treatment used elsewhere on 
the street frontage shall be used at the side and rear of the area 
 

C5 The name and address of the premises shall be displayed in a position that is clearly visible from 
the street and / or service lane to assist identification and deliveries. 
 

C6 The street number of a site must be visible from the street and made of a reflective material to 
allow visitors and emergency vehicles to easily identify the site. 
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C7 Development must not be carried out on the land until arrangements satisfactory to Sydney Water 
have been made for the provision to the land of water and sewerage services. 

 
Note: Developers of proposed developments in the City of Botany Bay that will affect Sydney 
Water’s water and wastewater systems are required to obtain a Section 73 Compliance Certificate 
from Sydney Water before development can proceed. This will be a condition of consent for these 
developments. Issuing of the Certificate will confirm that the proponent of the development has 
met Sydney Water’s detailed requirements, which include but are not limited to correctly sized 
water and wastewater mains; adjustments, extensions or amplifications; payment of Sydney 
Water charges; landscaping; and the completion of any other requirements. Adjustments to 
existing Sydney Water systems resulting from developer activity will be charged to the particular 
developer.  
 
Developers are encouraged to engage the services of a Water Servicing Coordinator (WSC) to 
obtain the Section 73 Certificate and manage the servicing aspects of their projects. Details are 
available from any Sydney Water Customer Centre on 13 20 92 or Sydney Water’s website at 
www.sydneywater.com.au. 
 

C8 New utility services associated with the development of the site, such as fire hydrant booster 
valves, substations, water storage tanks and so on are not to be incorporated into the landscaping 
to be established in the development of the land. 
 

C9 Any open storage areas shall be delineated in area, to be screened effectively and shall 
harmonise with existing or proposed landscaping and prevent the land being viewed from a public 
road, nearby public reserve or adjoining residential property. Specific details of the materials to be 
stored external to the building shall be lodged with the Application. The storage areas are not to 
be located within the landscaped area.  
 

C10 Letterboxes shall be located along the front boundary and be clearly visible and accessible from 
the street. 
 

C11 Owners are to provide their own waste management services. These facilities will vary depending 
on the needs of the site. Any waste management equipment must not be visible from the street. 
Waste bins must be provided in a designated area that is easily and safely accessible for workers. 
 

C12 Where a footpath, road shoulder or new or enlarged access driveway is required to be provided 
this shall be provided at no cost to Council. 
 

C13 Council must be notified of any works that may threaten Council assets. Council must give 
approval for any works involving Council infrastructure.  
 

C14 Any electrical kiosk or fire booster assembly required must be located in an unobtrusive location 
away from pedestrian and vehicle entrances to the property and not located within the main street 
setbacks. The utilities shall be screened using landscaping and/or a built screen so as not to 
reduce the visual amenity of the development, landscape treatment or the streetscape and public 
domain. The location of, and screening treatment surrounding the utility shall be approved by 
Council’s Landscape Architect prior to their installation. 

http://www.sydneywater.com.au/
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C15 Fire booster assemblies shall be housed within the external face of the building structure where 
possible. 
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6.3.9 Landscape 
 
Since the early 1980’s Botany Bay City Council has set a precedent by upgrading the image of its industrial 
areas by extensive, well designed landscaping on development sites.   
 

Objectives 
 

O1 To ensure that future development contributes to the creation of a high quality landscape 
environment in the Precinct, to improve the appearance of developments, the streetscape and the 
public domain; 
 

O2 To subdue the appearance of buildings by providing landscaping and planting that is of an 
appropriate scale for the building envelope; 
 

O3 To retain existing trees both inside and outside the site and provide suitably proportioned areas of 
well designed landscaping on each development site; 
 

O4 To improve the visual and environmental amenity of industrial and commercial areas; 
 

O5 To screen unsightly land uses and provide landscaped buffers between other properties and 
landuses, especially residential; 
 

O6 To provide pedestrian linkages and connections to surrounding public domain and community 
facilities on larger sites; 
 

O7 To provide recreation areas for workers in larger developments; 
 

O8 To design landscaping so that is integrated with the built form - the size, scale, building envelope 
and finishes, as well as parking, circulation and service facilities; and 
 

O9 To increase natural stormwater infiltration and decrease runoff through landscaping.  
 

 

Controls  
 

C1 Landscaping is to be designed to ameliorate the bulk and scale of industrial and business park 
buildings, to shade and ameliorate large expanses of pavement and surfacing, to create a 
comfortably scaled environment for pedestrians in the public domain or from within the site and to 
screen utility areas and the like. Emphasis is to be placed on leafy internal spaces and 
landscaped setbacks designed for screening and visual amenity. In designing landscaping on a 
site, the requirements of Part 3L - Landscaping are to be complied with. 
 

C2 Existing trees, including Council street trees and trees on neighbouring properties, are to be 
retained and adequate provision allowed for the protection of their primary root zone and canopy 
when locating new buildings, driveways and parking areas (refer to Part 3F - Tree Management). 
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C3 Planter beds at the base of the building façade are encouraged to soften and visually ground 
buildings. 
 

C4 Canopy trees are to be planted liberally throughout the development and with a contiguous, even 
distribution to reduce the scale and bulk of buildings, unify buildings with the landscape and open 
spaces, enhance the streetscape and provide shade and canopy cover over the site. Minimum 
tree size is 100 litre. Tree selection shall be in scale with building heights and shall be 
strategically located, for example, to soften the ends and corners of buildings. Canopy trees 
strongly influence the impacts of a development on the streetscape. 
 

C5 Energy efficient and sustainable landscaping practices are to be incorporated in the landscape 
design.  
 

C6 Vehicle manoeuvring, circulation, access and parking areas are to be located on the site in order 
to maximise the area available for landscaping. Excess hardstand areas are to be minimised.  
Contrasting pavement finishes shall be used to break up large sections of paving and to delineate 
different usages.  
 

C7 Stormwater absorption basins are to be planted with suitable trees and native grasses in 
preference to lawn. Species are to be tolerant of periodic inundation and water logging and shall 
not reduce the storage capacity of the basin. Species are not to have invasive root systems. 
 

C8 Landscaping in the public domain is to reinforce existing streetscape planting themes and 
patterns. Council may require the developer to provide street tree planting, landscaping, paving or 
street furniture in any development proposal. 

 
C9 Not less than 10% of the development site shall be landscaped. On sites over 2000m² the front 

landscaped setbacks are additional to the 10% requirement. The majority of landscaping shall 
front the street/s to which the development has frontage and include side and rear landscaped 
areas. 
 

C10 If an existing site is to be re-furbished, or with change of use applications, and if the landscaping 
forms less than 10% of the site area, then 10% will be sought if there is unused land available or 
excess parking. If there is less than a 3 metre wide landscaped frontage width this will also be 
sought.  
 

C11 If underground parking is included it must be located beneath the building footprint so that all 
landscaping and landscaped setback areas are deep soil natural ground zones (refer to Part 3L- 
Landscaping for a definition of a Deep Soil Zone). 
 

C12 Landscaped setbacks on side and rear boundaries should not contain access or fire egress paths. 
These should be positioned outside the landscaped setbacks or a wider setback provided. 
 

C13 Sub-surface on-site stormwater detention devices (OSD) are not to be located within any 
landscaped setback or underneath areas to be landscaped or planted.  Alternative locations such 
as underneath driveways, car parks, pavements or within basements is required. Additionally, no  
stormwater inlet pits, piping or OSD structure are to be located within the canopy dripline or 3 
metres outward of the dripline of existing trees to be retained. Above ground rainwater tanks shall 
not be visible from the public domain. 
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C14 Landscaped setbacks shall be in accordance with Part 6.3.5 - Setbacks are to be landscaped to 
provide an effective, purposeful and site responsive planting design to enhance the visual amenity 
of the development, particularly at the interface with residential development and the public 
domain. 
 

C15 The rear and side setbacks shall contain tall screen planting that retains foliage near ground level 
using suitably selected trees and shrubs. A layered landscape approach is required using trees 
and shrubs of varying height, form and canopy dimensions to adequately ameliorate the 
development and provide screening and visual amenity where required.  
 

C16 Areas containing trees are to be of suitable dimensions to allow for lateral root growth as well as 
adequate water penetration and air exchange to the soil substrate. 
 

C17 A continuous landscaped planter bed shall also be provided between driveways and site 
boundaries of minimum dimensions 1 metre, 2 metres is preferred to screen driveways and buffer 
vehicular noise.  
 

C18 Any planter bed within a development (excluding setbacks) shall be a minimum of 1 metre wide.  
 

C19 All fence and masonry wall details shall be indicated in the landscape documentation and shall be 
in accordance with Part 6.3.10 - Fences. Retaining walls shall be masonry or concrete and to a 
Structural Engineer’s design if over 500mm in height. 
 

C20 Landscaped areas shall be supplied with a fully automatic drip irrigation system with moisture 
sensors. 
 

C21 All planter beds shall be contained by a 150mm high concrete kerb or masonry edge and all car 
parking spaces shall contain concrete wheel stops. Car parks shall be landscaped in accordance 
with Part 3L - Landscaping. 
 

C22 Fire booster valve assemblies, water tanks, electrical kiosks and waste storage areas must not be 
located in landscaped areas nor in the street setback (refer to Part 6.3.8 - Site Facilities). They 
are to be appropriately screened by a built enclosure or landscaping so as not to impact the 
amenity of the public domain (refer Part 3L - Landscaping). 

 
C23 Electrical kiosks, fire booster assemblies or similar utilities shall be located in an unobstructive 

location away from vehicular and pedestrian entries and not within the landscape setback. The 
utilities must be screened by a built enclosure or landscaping so as not to reduce the amenity of 
the development, streetscape or public domain.  

 
C24 New footpaths shall be appropriately located within the street with consideration for obstruction 

cause by electrical pillar associated with the undergrounding of mains power. 
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6.3.10 Fences 
 
Fences and walls along the main street frontage, and dividing fences in front of the building alignment, can 
dominate the streetscape so they should be well designed, compatible with others in the street and 
constructed of materials that are compatible with buildings on the site and fences on adjoining properties. By 
keeping front fences either low or semi-transparent the streetscape has a more open, landscaped quality. 
 

Objective 
 

O1 To provide guidelines for fencing of developments affected. 
 

 

Controls  
 

C1 Fences are to be located behind the street frontage landscaped area or incorporated within the 
landscapes setback.  All fencing along the street frontage is required to be permeable metal 
palisade or picket powdercoated in a suitable colour, dark colours are preferable. Maximum 
height is 1.8 metres on street frontages. 
 

C2 Chain wire is permitted only on the side and rear boundaries with commercial or industrial 
developments, commencing at the front building alignment - not the front boundary. All chain wire 
fencing is required to be black PVC coated. 
 

C3 If the side or rear boundary faces a side or rear boundary of a residential premises, a timber 
paling/colourbond fence (commencing at the front building alignment) is allowed. 
 

C4 Council may require that any fencing be replaced in any development if it is in a dilapidated 
condition. 
 

C5 Masonry retaining walls along the frontage are restricted to 600mm in height. 
 

C6 Solid metal panel fences of any height are not permitted along the street frontage or in front of the 
building alignment. 
 

C7 Access gates shall be hung so that the direction of swing is inward. 
 

C8 Fences adjacent to access driveway/vehicular crossings are to be designed and constructed to 
ensure adequate sight distances can be maintained in accordance with the requirements of 
AS2890.1 and AS2890.2. 
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6.3.11 Industrial Development Adjoining a Residential Land Use 
 
The residential/non-residential interface is one of the major issues within the City of Botany Bay. Industrial and 
related developments have potential to cause a significant environmental impact in terms of odours, noise and 
discharges. Whilst some of these impacts are addressed by the Protection of the Environment Operations Act 
2008 the design and operation of development in industrial and business park area can contribute to avoiding 
these issues. The impacts may be on more sensitive land uses in nearby residential areas or on other uses 
(including dwellings) within the industrial and business park areas. As the range of uses permitted in the 
industrial areas is quite significant it is necessary to consider these impacts on land uses within the industrial 
and business park zones.  
 
In order to protect adjoining or neighbouring residential development, the following interface amenity controls 
have been crafted to ameliorate any potential adverse impacts from proposed industrial development. 
  

Objectives 
 

O1 To reduce the land use conflict between residential and non-residential uses; 
 

O2 To ensure non residential development is sympathetic with the streetscape character and 
maintains the amenity of surrounding residential development; and 
  

O3 To ameliorate any potential adverse amenity, noise, privacy or overshadowing impacts upon any 
adjoining or neighbouring residential development from any proposed non-residential 
development. 

 
 

Controls  
 
General  
 

C1 Where a new building or alterations and additions to an industrial building is proposed abutting a 
residential property the front building line setback is to be the same as the front building line 
setback of the adjoining residence. 
 

C2 A minimum 3 metre side or rear building setback is required for any building abutting a residential 
property. This setback is to be increased by one metre for every additional metre in height for the 
proposed development, above 5 metres in building height. 
 

C3 The setback area adjoining a residential property is to be densely landscaped with evergreen 
trees and shrubs, which at maturity will screen the development from the residence. Details of the 
proposed planting are to be provided on a landscape plan to be submitted with the Development 
Application. 
 

C4 For any proposed development that adjoins a residential property, the hours of operation are to 
be restricted to between 7.00am and 6.00pm Mondays to Fridays, 7.00am to 1.00pm Saturday 
and no work on Sundays or public holidays. 
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C5 Noise emissions are to comply with the following noise criteria: 
 

(i) Operation of all plant and equipment shall not give rise to an equivalent continuous 
(LAeq) sound pressure level at any point on any residential property greater than 5dB(A) 
above the existing background LA90 level (in the absence of the noise under 
consideration); 

(ii) The operation of all plant and equipment when assessed on any residential property 
shall not give rise to a sound pressure level that exceeds LAeq 50dB(A) day time and 
LAeq 40 dB(A) night time; and 

(iii) The operation of all plant and equipment when assessed on any neighbouring 
commercial/industrial premises shall not give rise to a sound pressure level that exceeds 
LAeq 65dB(A) day time/night time.  

 
For assessment purposes, the above LAeq sound levels shall be assessed over a period of 
10-15 minutes and adjusted in accordance with EPA guidelines for tonality, frequency 
weighting, impulsive characteristics, fluctuations and temporal content where necessary. 
 
For some uses a noise impact assessment is required to be submitted with a development 
application for an industrial development adjoining a residential property, verifying that this 
noise criteria can be satisfied. The report should identify all possible noise sources/activities 
from the proposed development and is to be prepared by a suitably qualified consultant who 
is a member of the Australian Acoustical Society (AAS). 

 
C6 An industrial development should be designed to locate sources of noise such as garbage 

collection, loading/unloading areas, air conditioning plant/other machinery, and parking areas 
away from adjoining residential properties. 

 
 
 
Plan of Management: 
 

C7 A Plan of Management (POM) will be required when an industrial or business park activity is 
proposed in proximity of a residential land use. The Plan of Management (POM) is a written report 
which describes how the ongoing operation of industrial premises will be managed to reduce its 
impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 

 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 
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(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Guidelines for staff for using the site facilities and equipments; 
(vii) Deliveries and loading/unloading; 
(viii) Managing customers or patrons; 
(ix) Security details; 
(x) Noise Impact Assessment; 
(xi) Shadow Analysis; 
(xii) Complaint recording and handling process; and 
(xiii) The review process to continuously improve the POM. 

 
C8 The traffic movements, hours of deliveries, use of parking areas and garbage collection must be 

managed through the POM where industrial and/or business park sites are close to residential 
premises. Where significant amounts of traffic are likely to be generated which could affect 
residential areas or residential zoned land, schedules of vehicle movements and their routes must 
be provided and may be regulated in conditions of consent. 
 

C9 Loading and unloading must not to detract from the amenity of nearby residential areas or 
residentially zoned land. Where loading and unloading movements are likely to affect residential 
areas or residentially zoned land, schedules of vehicle movements and their routes must be 
provided in the POM and may be regulated through conditions of consent. 
 

C10 Where adjoining residential development, industrial and business park development is to provide 
appropriate buffer mechanisms to reduce the impact of their operations on the residential 
development. 
 

C11 Sources of noise such as garbage collection, deliveries, machinery, motors, parking areas and air 
conditioning plants are to be sited away from adjoining properties and where necessary, be 
screened by walls or other acoustical treatment. 
 

C12 New construction is to be located and designed to minimise any impact on adjoining residential 
properties by way of overshadowing, overlooking, glare, dust, fumes or noise generation.  
 

C13 New development is to be designed so that noise-producing activity is remote from the interface 
boundary. New manoeuvring areas and parking areas facing existing residential areas are not 
permitted due to noise resulting from such activities. 
 

C14 Site lighting for building security and staff safety must be directed so as to not cause annoyance 
to neighbours or glare to passing motorists. 
 

C15 Sites with a road frontage to residential areas (ie Stephen Road, Denison Street, Cranbrook 
Street, Tenterden Road etc) are to locate any new offices to the residential areas and are to have 
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restricted access points onto the residential fronted road. The warehouse/factory functions of a 
new development are to be located away from the residential areas. 

 
 

C16 Walls of buildings adjacent to residential areas are to make use of non-reflective colours and 
materials to avoid glare on residential areas (especially balconies). The walls are to be treated to 
aesthetically as well as acoustically. Window placement and/or tall trees should be considered as 
ways to protect privacy, reduce noise and light pollution. 
 

C17 Where a site adjoins a residential property, Council shall require the applicant to provide shadow 
diagrams prepared by a suitably qualified person. These shadow diagrams shall: 

 
(i) Show the shading effects of a proposal on adjoining residential properties or the public 

domain; 
(ii) Be based on a survey of the site and adjoining development; and 
(iii) Be prepared at 9.00a.m, 12.00noon and 3.00p.m. at 21st June (winter solstice). 

  
C18 Where the windows of habitable rooms and the private open space of adjoining dwellings already 

receive sunlight, they shall receive a minimum of 2 hours of sunlight between 9.00a.m. and 3.00 
p.m. during 21st June. 
 
Note: Council will refer a contentious Development Application or one that involves an extension 
to the trading hours of a licensed premises to a Resident Consultative Committee or where there 
have been a significant number of objections received as a result of exhibition and/or notification 
of the Application. Both the Applicant and the Objectors will be invited to attend. The purpose of 
the Committee is to address the issues raised by residents in an open forum. 
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6.3.12 Noise and Hours of Operation 
 
Noise from the operations of industrial/business operations is one of the main issues, especially at the 
interface between residential and industrial/business operations. 
 

Objectives 
 

O1 To ensure appropriate noise attenuation measures are incorporated into building design and site 
layout; 
 

O2 To ensure that any noise generated from the operation of the development is minimised and 
maintained at acceptable levels; 
 

O3 To ensure that hours of operation are appropriate for the site and the neighbourhood;  
 

O4 To reduce, if not eliminate, land use conflicts and anomalies on the interface between 
industrial/business park areas and residential areas; and 

 
O5 To minimise the impact of noise and vibration by proposed operations and on proposed 

developments of existing and projected future sources of noise and vibration. 
 

 

Controls  
 

C1 Noise control measures are to take into account all noise generating sources. 
 

C2 Sources of noise such as garbage collection, deliveries, machinery, motors, parking areas and air 
conditioning plants are to be, where practicable, sited away from adjoining properties and where 
necessary, be screened by walls or other acoustical treatment. 
 

C3 Development is to be designed with noise control measures to minimise the possibility of noise 
transmission to the occupants of adjoining or neighbouring dwellings. New development must be 
designed so that noise producing activity is remote from the interface boundary. 
 

C4 All applications for noise generating uses are to be accompanied by documentation from a 
qualified acoustic engineer certifying that the acoustic standards can be met.  
 
Note: Noise generating uses include: Air transport facilities; amusement centres, animal boarding 
or training establishments; boat building and repair facilities; bulky goods premises; commercial 
car parks; child care centres; depots; entertainment facility; food and drink premises; freight 
transport facilities; function centres; garden centres; general industries; hardware and building 
supplies; heavy industrial storage establishments; heavy industries; high technology institutes; 
industrial training facilities; landscaping materials supplies; passenger transport facilities; place of 
public worship; pubs; recreation facilities (indoor); registered clubs; resource recovery facilities; 
service stations; storage premises; timber yards; transport depots; truck depots; vehicle body  
repair workshops; vehicle repair stations; vehicles sales or hire premises; veterinary hospitals; 
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warehouse or distribution centres; waste or resource management facilities; and any other uses 
designated by Council.  
 

C5 Noise mitigation measures around machinery and property are to be submitted with the 
development application.  
 
Note: Please refer to Council’s Guidelines Minimum Acoustical Requirements for New 
Developments and to Council’s Development Application Guide. 
 

C6 The emission of noise from any new development is to comply with the NSW EPA Industrial 
Noise Policy and Council’s adopted Noise Criteria. 
 

C7 Any levels of noise generated from the operations or vehicles associated with the development is 
to be compatible with adjoining non industrial uses and the requirements of the NSW Environment 
Protection Authority “Environmental Criteria for Road Traffic Noise” and Council’s adopted Noise 
Criteria. 
 

C8 The traffic movements, hours of deliveries, use of parking areas and garbage collection are to be 
restricted where sites are in close proximity to residential premises. 
 

C9 Hours of operation for the use of a site are to be restricted by Council if it is at all likely that the 
use will cause an impact on any adjoining or adjacent residential development. Uses that operate 
outside of normal hours of operation (ie Monday to Friday 8am to 5pm and Saturdays 8am to 
4pm) are  required to submit a Plan of Management (POM). The Plan of Management (POM) is a 
written report which describes how the ongoing operation of the use will be managed to reduce its 
impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) details of plant and equipment and hours of use 
(vii) Guidelines for staff for using the site facilities and equipment; 
(viii) Car parking provision and use by staff and visitors; 
(ix) Deliveries and loading/unloading; 
(x) Sorting of materials; 
(xi) Storage of materials;  
(xii) Managing customers; 
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(xiii) Security details; 
(xiv) Complaint recording and handling process; and 
(xv) The review process to continuously improve the POM. 

 
C10 Loading and unloading times are not to detract from the amenity of nearby residential areas, or 

residentially zoned land. Where loading and unloading movements are likely to affect residential 
areas or residentially zoned land, schedules of vehicle movements and their routes must be 
provided and may be regulated in conditions of consent. 
 

C11 High-intensity noise generating industries are not be permitted in close proximity to residential 
uses.  
 

C12 Sites with a road frontage to residential areas should locate any new offices to the residential 
areas with restricted access points onto the residential fronted road. Similarly, the 
warehouse/factory functions of the new development must be located away from residential 
areas. 
 

C13 Where significant amounts of traffic are likely to be generated which could affect residential areas 
or residential zoned land, schedules of vehicle movements and their routes must be provided and 
may be regulated in any conditions of consent. 
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6.3.13 Waste 
 
The consideration of waste issues when designing a development proposal will assist in the on going 
minimisation of waste through recycling and reuse of materials. Council encourages waste minimisation 
(source separation, re-use and recycling) and requires the efficient storage and collection of waste and quality 
designed of facilities. This section contains objectives and controls that must be complied with which apply 
specifically to industrial developments with both designated and communal waste storage areas. 
 

Objectives 
 

O1 To assist in achieving Federal and State Government waste minimisation targets in accordance 
with regional waste plans; 
 

O2 To minimise the overall environmental impacts of waste; 
 

O3 To require the preparation of waste management plans detailing actions to minimise waste 
generation and disposal; 
 

O4 To require source separation and other design and location standards that complement waste 
collection and management services offered by private providers; and 
 

O5 To encourage building design and construction techniques that minimise future waste generation. 
 

 

Controls  
 

C1 Development must comply with Part 3N - Waste Management and Minimisation.  
 

C2 The system for waste management is compatible with the chosen collection services. 
 
C3 Sufficient space shall be provided for on-site separation and storage of recyclables and garbage. 
 
C4 For multi-use and industrial units, a waste storage and recycling area shall be provided for each 

unit or in communal areas. This area shall be designed to accommodate a range of uses as well 
as a change of use of the units. 

 
C5 The area is easily accessible from each unit and from the collection point and clear access for 

collection vehicles is provided. 
 

C6 The waste collection area shall be covered, drained to sewer through a Sydney Water Trade 
Waste Agreement and may need bunding depending on the material to be stored within the area. 
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6.3.14 Environmental Protection  
 
This control covers the potential for pollution (including odour) from development and to try and minimise any 
adverse environmental effects of development. 
 

Objectives 
 

O1 To ensure that development takes account of and minimises any adverse effects upon the 
environment; and 
 

O2 To limit the potential for noise, air (including odour), ground water, soil and surface water 
pollution. 

 
 

Controls  
 

C1 All development must comply with the provisions of the relevant air quality acts and regulations. 
 

C2 Detailed Stormwater Management Plans are required and all development must comply with Part 
3G - Stormwater Management.  
 

C3 Industrial developments likely to emit air pollutants (including odour) shall demonstrate that best 
practicable means of control of air pollutants (and odour) will be applied to the proposed 
development. The applicant shall outline the type, quantity and quality air pollutants that are likely 
to be emitted, the collection and treatment proposed prior to discharge and methods to be 
employed to minimise fugitive emissions. 
 
Note: for Best Management Practices for odour control please refer to 
www.environment.nsw.gov.au  
 

C4 The discharge of any matter whether solid, liquid, or gaseous onto the site, neighbouring land, 
public place or into any road, drain, pipeline or water course or into the air during demolition, 
excavation, construction or subsequent occupation of the property is required to conform to the 
Protection of the Environment Operations Act 1997, or a pollution control approval issued by the 
Environmental Protection Authority for Scheduled Premises. 
 

C5 A Trade Waste Agreement shall be obtained from Sydney Water prior to commencement of works 
for any use where wastewater is likely to be generated (in addition to toilet facilities). A 
Permission to Discharge Trade Wastewater shall be obtained from Sydney Water and a copy 
provided to Council prior to issuing of the Construction Certificate.  
 

C6 Any proposed building, construction or demolition works requires a Soil and Water Management 
Plan on the methods to be employed to minimise soil disturbance and soil migration from the site.  
The Plan is to be lodged with Council as part of the Development Application information. 
 

C7 Liquid materials shall be stored in an appropriately roofed and bunded area in accordance with 

http://www.environment.nsw.gov.au/
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the NSW EPA Bunding and Spill Management Guidelines. 
 
 
 

C8 No furnace, kiln, boiler, chemical plant or other equipment capable of discharging emissions into 
the atmosphere may be installed if it will result in unacceptable levels of air pollution. 
 

C9 Demolition materials shall not to be burnt on site. 
 

C10 No liquid waste may be discharged onto the site or neighbouring land, public place or into any 
road, drain, pipeline, or water course. (It needs to be treated and put to sewer or collected and 
disposed of in accordance with the EPA requirements). 
 

C11 Each loading dock shall be equipped with an airtight container for containment of any chemical 
contaminant which may be being transported and shall be manned, at all times, by a person 
trained in dangerous goods handling and decontamination.  A store of absorbent material shall be 
kept on site at all times for use in the event of liquid spills. The equipment is to be installed prior to 
the issuing of the Occupation Certificate. 
 

C12 Developments that may handle significant quantities of any potential pollutants are to develop 
clean-up procedures in case the materials escape from the site. Occupiers are to train staff in 
clean-up procedures. Such training is to be on-going. 
 

C13 Any excavation adjacent to RMS infrastructure must comply with the requirements of the 
Technical Direction (GTD 2012/001) – Excavation Adjacent to RMS Infrastructure. A copy of this 
Technical Direction can be downloaded via the following link: 
http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html  
 

 
 
 
  

http://www.rms.nsw.gov.au/doingbusinesswithus/engineeringpolicies/technicaldirections.html
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6.3.15 Risk 
 

Objective 
 

O1 To ensure that any risk to human health, property or the natural environment arising from the 
operation of the development is minimised and addressed. 

 
 

Controls  
 

C1 Should the proposed use involve the storage and/or transport hazardous substances Council will 
require an assessment of the Development Application under State Environmental Planning 
Policy No. 33 - Hazardous and Offensive Development.  
 
Note: All applications to carry out potentially hazardous or potentially offensive development will 
have to be advertised. 
 

C2 Development Applications to carry out potentially hazardous development will also have to be 
supported by a Preliminary Hazard Analysis (PHA). Applicants should refer to the provisions of 
State Environmental Planning Policy No. 33 - Hazardous and Offensive Development  
 
Note: Applicants are to refer to the applicable Hazardous Industry Planning Advisory Papers 
(HIPAPs) and other guidelines such as Applying SEPP 33 and Multi-level Risk Assessment found 
on the Department of Planning and Environment’s website at 
http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development 
 

C3 Development adjacent or adjoining sites/uses/pipelines that involve the storage and/or transport 
of hazardous substances are to prepare a risk assessment in accordance with the Hazardous 
Industry Planning Advisory Papers. 
 
Note: Banksmeadow Industrial Precinct has specific risk related controls that have to be complied 
with.  If your site is within the Banksmeadow Industrial Precinct you need to also refer to the 
Precinct controls in Part 6.2.8 - Banksmeadow Industrial Precinct. 

 
 
  
 

http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
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6.3.16 Industrial & Business Park Unit Development 
 

Objectives 
 

O1 To ensure that industrial & business park unit development has a consistent character and built 
form within the estate; 
  

O2 To introduce genuine architectural interest within the built form, which is responsive to the position 
and form of the buildings on adjoining sites and to the topography and position of the site within 
the estate and the locality; and 
 

O3 To ensure that the size and shape of the industrial unit is appropriate for the range of industrial 
uses permissible in the zoning of the site. 

 
 

Controls  
 

Building Form and Finishes 
 

C1 Each building within the estate whether it is positioned on its own site or within a multiunit 
development shall be provided with a clearly delineated entryway.  This sends a clear message to 
anyone entering the property where the exact location of the entrance to each building is. 
 

C2 Each building within the estate shall be designed to address the public or private road to which it 
presents, with credible architectural elements. 
 

C3 Corner allotments shall contain buildings, which also address the corner of the site with an 
accentuated building form to help denote the entry to the estate etc. 
 

C4 Large expansive walls with no architectural interest or relief will not be permitted.  Architectural 
elements, variations to colours, textures and or materials shall be utilised in these circumstances. 
 

C5 Large expansive buildings shall have their bulk visually broken down by the use of variations to 
the placement of the vertical walls of the buildings.  Minor modulations to the height of the 
buildings may also be employed to achieve a reduction of its visual bulk. 
 

C6 Consideration shall be given to the proposed likely height and configuration of buildings on 
adjacent sites.  Sensitivity to the resultant character of the street shall be addressed at the design 
stage of each development proposal. 
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Site Layout 

 
C7 The site layout and internal building design shall be arranged so as to ensure all car parking 

areas have the ability to undergo natural surveillance from the occupants of adjacent buildings. 
 
C8 The site layout shall also be arranged to facilitate natural surveillance of properties within the 

estate from both the public roads and internal roads.  
 

 
 
Size of Industrial Units 

 
C9 Units are to be of a size to accommodate uses permissible within the zoning. 

 
C10 The applicant is to demonstrate that the use operations, including the storage of raw materials, 

finished products, trade wastes and recycling bins are contained wholly within the industrial unit. 
 

C11 The applicant is to demonstrate that all vehicle parking and movement can be contained within 
the site. 

 
 

 
Setbacks 

 
C12 In addition to the setback requirements in Part 6.3.5 - Setbacks, individual site proposals shall be 

designed with regard to the actual or likely positioning of buildings on their rear and side 
boundaries in order to ensure that optimal utilization of manoeuvring and landscaping areas 
occurs within the estate. Examples of where this may occur include: 
 
(i) To obtain access to a landscaped area located at the rear of the site it would be appropriate 

to have a reasonable side boundary setback on at least one side of the site; and 
(ii) To share a proposed vehicular turning area, it may be appropriate to have a zero side 

setback between two industrial buildings within the estate. 
 

 
 
Paving 

 
C13 Large expanses of bland concrete paving shall not be permitted.  A contrast of paving materials 

are required to be provided throughout the development i.e. unit pavers and concrete. 
 

C14 The majority of car spaces are to be paved with interlocking unit pavers. 
 

C15 Use of asphalt is not permitted. 
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6.3.17 Change of Use of Existing Buildings 
 
Changes to the use of existing buildings in industrial areas & business areas may require upgrades. It is 
necessary to ensure that the building will be suitable for the new use and that its use does not have an 
adverse impact on adjoining and nearby land uses. 
 

Objectives 
 

O1 To ensure that the existing building is appropriate for the new use; 
 

O2 To ensure that any necessary upgrades including upgrades to landscaping, BCA compliance and 
car parking layout or changes to the development are made; 
 

O3 To ensure there are minimal adverse impacts on surrounding development; and 
 

O4 To ensure there are minimal adverse impacts on traffic and car parking on nearby streets. 
 

 

Controls  
 

C1 A change of use is must not result in a significant impact on adjoining or nearby properties or on 
traffic movements within the locality.  
 

C2 All buildings on site are to be upgraded to comply with the Building Code of Australia relevant to 
the proposed use. Where this has an impact on the exterior of the building it is required to comply 
with the requirements in this DCP. 
 

C3 Where the new use requires more car parking than is currently provided; it shall where possible 
increase the car parking and loading provisions to meet the requirements of the DCP, subject to 
compliance with other provisions of the DCP. Existing landscaping areas however are not to be 
removed or reduced in size. 
 

C4 Where a new use results in additional traffic generation it may be necessary to adjust the access 
driveways to suit the traffic generation. Refer to Part 6.36 - Parking and Vehicular Access of the 
DCP for details on access provisions. 
 

C5 Where existing landscaping is below the standard identified in the DCP, the existing area of 
landscaping shall where possible be upgraded to the standard specified in the DCP (refer to Part 
3L - Landscaping). 
 

C6 The new use shall not compromise the amenity of the locality in any greater, different or additional 
way than the existing use. 
 

C7 Any adjustments required to any Council infrastructure in conjunction with the change of use shall 
be at no cost to Council. 
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6.3.18 Non Industrial & Business Park/Developments 
 
Botany Bay LEP 2013 permits a range of non industrial & business land uses within the industrial and 
business zones. These are those uses which are ancillary to industrial & business uses or which are 
compatible with an industrial and business environment. 
 
These land uses may involve using an existing building or construction of a new building. The following 
provisions are additional provisions for particular land uses. These land uses shall also comply with the other 
provisions of the DCP. 
 
Some of the non related industrial and business park land uses have some specific controls (refer to Part 7 - 
Other Development Types and Land Uses). 
 

Objectives 
 

O1 To ensure that the non industrial & business land uses are compatible with the industrial 
environment; 
 

O2 To ensure that the non industrial & business land uses do not unnecessarily restrict the operation 
of industrial and business uses in the industrial & business zones; and 
 

O3 To ensure that non industrial & business land uses are designed to operate without adverse 
impact from industrial developments. 

 
 

Controls  
 

C1 Site planning for non industrial & business land uses shall ensure that the use will not unduly 
impose restrictions on existing or future nearby industrial uses. 
 

C2 Car parking for the non industrial & business land use is to be able to operate separately from 
other land uses on the site. 
 

C3 Where the hours of operation are after sunset, the car parking areas and any other public areas 
shall be provided with lighting to provide a safe environment for users of the premises after hours. 
 

C4 A Noise Impact Assessment Statement prepared by a qualified Acoustics Engineer may be 
required to be submitted with the application depending on the scale and location of the proposed 
use to show that the use can operate satisfactorily in the industrial area. 
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6.3.19 Caretaker Dwellings 
 

Objective 
 

O1 To ensure that the caretakers dwelling is provided with an adequate living (indoor and outdoor) 
environment for the occupants. 

 
 

Controls  
 

C1 The caretaker’s dwelling is to be ancillary to the approved use of the site. 
 

C2 A separate pedestrian access shall be provided from the front of the building to the caretakers 
dwelling. 
 

C3 The caretakers dwelling shall be provided with a private open space area of 4 metres by 6 
metres. 
 

C4 A separate car parking space shall be provided for the caretakers dwelling. 
 

C5 The caretakers dwelling shall be located so that it does not suffer adverse impact from the 
operation of the business on site. 
 

C6 The impacts of industrial development are to be mitigated by providing protection for the 
caretakers dwelling from overshadowing and overlooking, noise, light, dust and odour nuisance. 
These impacts can be mitigated by provision of acoustic engineering, walls, screening, physical 
separation, site landscaping and maintaining appropriate hours of operation. 
 

C7 The caretakers dwelling shall be occupied by an employee, owner or occupant of the industrial 
and/or business park business at the same site. 
 

C8 Separate clothes drying facilities from the courtyard area is to be provided. 
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6.3.20 Creative Industries 
 
Council is supportive of creative and high tech industries within the Botany Bay LGA as these uses have the 
potential to increase employment opportunities; and provide a transition between the traditional industrial 
areas and the adjacent residential areas. 
 
As a majority of Council’s industrial areas are now zoned under the Three Ports SEPP, the remaining reduced 
industrial areas need to cater for other non-port related industries that are being displaced - such as the high 
tech and creative industry sectors.  
 
By encouraging creative industries, the decline in traditional industries can be rectified which will generate 
greater employment opportunities, as these industries tend to be high employment generators. The shift to 
these kinds of uses will also address the residential/industrial interface, by providing for a lower impact form of 
development. With these kinds of high tech uses there is an opportunity to enhance the streetscape of the 
industrial areas, which would be of benefit to adjacent residential and commercial zones. 
 
Creative industries are businesses, which focus on individual creativity, skill and talent and include uses such 
as: 
 Visual and performing arts;  
 New media or multi media including film and television;  
 Computer animation;  
 Web design and music; 
 Architecture;  
 Urban design;  
 Industrial design; 
 Designer fashion; 
 Writing; and  
 Publishing.  

 
The B7 Business Park Zone promotes uses in the creative industries and design sectors. The B7 zone will 
provide an interface between residential zones and the industrial zones. The following list indicates the types 
of uses which may be labeled "creative industries": 
 
 Audiovisual, media and digital media; 
 Advertising; 
 Craft, visual arts and Indigenous arts; 
 Design (including architecture, fashion, and graphic, urban, industrial and interior design); 
 Film and television; 
 Music; 
 Publishing; 
 Performing arts; or 
 Cultural heritage institutions. 
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A creative industries local provision would be consistent with the Botany Bay Planning Strategy undertaken by 
SGS consultants.  Section 5.6 of the Stage 3 (Employment) Final Report dated May 2008 prepared by SGS 
deals with the South Botany Sub-Precinct and states in part: 
 

“The precinct differs considerably from the Lord Street and Hale Street precincts in that it features 
generally smaller lots, narrow streets and significant interfaces with residential development. There 
may be the potential for intensification of employment activities however this is likely to require a shift 
away from industrial uses toward activities with higher employment densities. Given the proximity of the 
precinct to residential development a move away from ‘heavier’ employment use towards low impact 
economic activities, such as high tech and creative industries may be appropriate.” 

 
This report also recommended on page 38 that the Eastgardens/Hillsdale Industrial Precinct “may be suitable 
as a host for local light industries and urban support displaced from other areas within the LGA given that 
projections are for a decline in jobs in the travel zone”. Given that this Precinct is now zoned IN1 under the 
SEPP (Port Botany) 2013 local light industries and urban support services will be further displaced and 
opportunities for such industries need to be identified elsewhere within the LGA.  
By locating these creative/high tech industries, adjacent to the residential interface areas, they can provide a 
lower impact transition zone between the traditional industrial areas and the residential zones. 
 

Objectives 
 

O1 To support creative industries in Botany Bay LGA; 
 

O2 To clarify the types of uses most suited to the business park areas; 
 

O3 To encourage the adaptive reuse of existing character buildings wherever possible; 
 

O4 To manage mixed use activities and their impacts so as to minimise land use conflicts; 
 

O5 To encourage active streetscapes by promoting ground floor employment generating uses and 
new public domain works; and 
 

O6 To provide a buffer between traditional industrial land uses and residential zones. 
 

 

Controls  
 

C1 In order to maintain active street frontages, vehicle access points must be either: 
 
(i) Provided from rear lanes; or 
(ii) Designed as narrow as possible on street frontages subject to compliance with AS2890.1 and 

AS2890.2  
 

C2 New development must improve pedestrian/streetscape amenity by incorporating awnings over 
the street for weather protection, street furniture or public art. An improved public domain is 
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encouraged particularly on sites where they adjoin residential areas. 
 
 

C3 To encourage activation of the street, the display of creative industry products along the street 
frontage is encouraged. 
 

C4 Hours of operation may be varied on occasion to accommodate forums or exhibition openings 
that may occur in the evening, provided the amenity of nearby residential properties is 
maintained. 
 
Note: By integrating the private and public domain at the street interface creative industries will 
encourage a more vibrant and attractive streetscape. 
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6.3.21 Business Premises & Office Premises in the B5 Business Development & 
B7 Business Park Zones 

 
Council has strived to achieve buildings of superior architectural quality and innovation in these zones and will 
continue to do so, favourably supporting buildings of contemporary design that utilise a variety of materials and 
finishes; and that provide for an improved public domain. 
 

Objectives 
 

O1 To minimise the impact of stand alone office & business buildings on the surrounding area; 
 

O2 To enhance the visual quality of the B5 Business Development and B7 Business Park Zones and 
humanise the streetscapes surrounding them; 
 

O3 To provide visual relief and shade to the large amounts of ground and building surfacing; and 
 

O4 To create a pleasant “human” environment within and external to the site. 
 

 

Controls  
 

General  
 

C1 Building expression through façade modulation, roof silhouette and the use of a variety of 
contemporary materials and finishes is required to achieve buildings that are of architectural 
merit, innovation, variety and attractiveness. There is to be a balance between the solid walls and 
openings and between horizontal and vertical planes. A Schedule of Finishes is required for new 
buildings. 
 

C2 Buildings are to have a clearly delineated entranceway to address its main frontage. Buildings on 
corner allotments shall include an accentuated form on the corner. Minor modulation in the height 
of buildings is required to reduce visual bulk and scale. 
 

C3 Signage is to be kept to a minimum to reduce visual clutter and confusion. All proposed signage 
must be shown in the building elevations and plans (refer to Part 3D - Signage). 
 

C4 Vehicle manoeuvring, circulation, access and parking shall be arranged on site to maximise the 
area available for landscaping. Excess hardstand areas should be minimised whilst designing 
manoeuvring, circulation, access and parking in accordance with Australian and Council 
standards. 
 

C5 Stormwater absorption basins are to be planted with trees (where concrete storage tanks do not 
exist underneath), groundcovers and native grasses instead of lawn. Species are to be tolerant of 
periodic inundation and waterlogging and not reduce the storage capacity of the basin. 
 

C6 Hard paved areas shall be finished with unit pavers. Use contrasting finishes to break up large 



 
 

P a g e  | 85 

Part 6 - Employment Zones                                                  Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

sections of paving and to delineate pedestrian areas, entries, car parks, special use areas or at 
transition zones between different uses.  Porous paving should be utilised wherever possible. 
 

C7 There should be a balance between building footprint, parking/circulation and landscaping/open 
space.  The majority of landscaping shall front the street/s to which the development has frontage 
and returning along the side boundaries of the setback. 
 

C8 Underground parking shall be situated underneath the building footprint so that the majority of 
landscaping will be on natural ground to allow for deep root planting. As a minimum, landscaping 
along the frontage/s and abutting residential land uses shall be on natural ground. Deep root 
planting is planting that is not on a suspended concrete slab and not over an underground car 
park (refer to Part 3L - Landscaping and Part 6.3.9 - Landscape). 
 

C9 Underground OSD (stormwater) detention tanks are not to be located underneath areas to be 
landscaped or planted.  An alternative location ie. underneath driveways, car parks or pavements 
is required. No stormwater inlet pits or piping are to be located within the drip line of existing 
trees. 

 
 

 
Landscaping  
 

C10 Landscaping must comply with Part 3L - Landscaping.  
 

C11 Landscaping is to be designed to reduce the bulk, scale and size of buildings, to shade and soften 
hard paved areas, to create a comfortably scaled environment for pedestrians in the public 
domain or from within the site and to screen unsightly areas. Emphasis is to be placed on leafy 
internal road corridors and a landscaped setback designed for softening of buildings. 
 

C12 Trees shall be used liberally throughout the design to reduce the scale and bulk of the built form 
and to reinstate canopy cover over the site. 

 
C13 Landscaping in the public domain is to reinforce existing streetscape planting themes and 

patterns. Council may require street tree planting, grassing, shrub and accent planting or any 
combination of these.  Streetscape beautification may also include re-paving the public footway 
with pavers.  
 
Note: Council may require that all street trees be planted at the Site Establishment Phase or 
during Stage 1 of a staged development so that trees become established, have some growth 
and achieve some softening of the development by Practical Completion. 
 

C14 There shall be a minimum landscaped setback of 3 metres on all street frontages, and 4 metres 
on classified roads. The landscaped setback may be varied by Council to enable landscaping to 
be in proportion to the height of the building, on large development sites or to be consistent with 
setbacks in the street. For example, buildings greater than 4 storeys in height will usually require 
a larger landscaped setback. 
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C15 Not less than 10% of the site area shall be landscaped. New commercial development shall 
allocate landscaping in accordance with the following ratios: 
 

  Site Area  Minimum Landscape Proportion 
0- 2000m²  10% 

  2000 m²-5000m² 20% 
  >5000m²  30% 
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6.3.22 B-Double Vehicles 
 
An applicant seeking B-Double access to a property in the City of Botany Bay, via a Council controlled road 
(all local and regional roads in the City), which is not gazetted as an approved B-Double route, shall submit a 
DA to Council to gain approval to access such a property. The applicants must follow Council’s B-Double 
Route Application Guidelines in conjunction with the RTA's Route Assessment Guidelines for B-Doubles and 
Road Trains, when submitting the DA to Council. 
 

Objective 
 

O1 To minimise the impact of large vehicles on the road network and the surrounding residential 
areas. 

 
 

Controls  
 

C1 Development Applications must submit an application as per RTA's Route Assessment 
Guidelines for B-Doubles and Road Trains directly to Council for all roads controlled by Council.  
However, if the requested route includes a section of state road, which is not approved for B-
Doubles, the applicant should submit a separate application to the Roads and Traffic Authority to 
gain approval for the state road section. 
 

C2 B-Double Route Development Application to Council must incorporate the following documents: 
 

(i) A map showing the proposed B-Double route; 
(ii) Copy of Council's Development Consent for B-Double usage for the applicant's site; 
(iii) Details of heavy vehicle trips to the applicant's site over the last full known year (should not 

be greater than 2 years from the date of application); 
(iv) Details of anticipated heavy vehicles per annum to the applicant's site (including B-Double 

and other heavy vehicles) if the application is approved; and 
(v) Swept Path Diagrams showing the turning movements of B-Double at each intersection of 

local roads along the proposed B-Double route. 
 

C3 A Road Pavement Performance Analysis Report along the local roads of the proposed B-Double 
route to and from the site is required to ensure existing road pavement can perform adequately 
under the anticipated traffic loading generated from the heavy vehicle movements.   
 
Note: Council may request the applicant to provide additional information, which is necessary to 
assess the application.  Council may stop the processing of the application until the applicant 
provides such information. 
 
Applicants may identify in their application any other matter, which they consider should be taken 
into account when assessing the route. 
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Shared Accommodation:  
Bed & Breakfast, 
Backpackers & 
Boarding Houses  A 

 

7A.1  Introduction 

7A.1.1 Land to which this Part Applies 
 
The controls in this Part apply to land in the City of Botany Bay where bed and breakfast accommodation, 
backpacker accommodation and boarding houses are permissible.  
 
This Part aims to create a high standard of residential amenity and encourage good urban design within the 
City of Botany Bay. Boarding houses are also required to comply with State Environmental Planning Policy 
(Affordable Rental Housing) 2009. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Shared Accommodation must comply with all other applicable Parts of the DCP, if there is a discrepancy 
between Part 7A - Shared Accommodation: Bed and Breakfast Accommodation, Backpacker 
Accommodation and Boarding Houses and other Parts, the Objectives and Controls of Part 7A will always 
prevail.   
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Shared Accommodation:  
Bed & Breakfast, 
Backpackers & 
Boarding Houses  A 

7A.1.2 General Objectives 
 

 
O1 To ensure that the residential amenity of the surrounding properties and the locality is not 

impacted upon by shared accommodation premises; 
 

O2 To provide a functional and healthy development that will provide adequate sleeping, storage, 
bathroom and kitchen facilities for visitors and residents; 
 

O3 To ensure that shared accommodation premises do not negatively affect adjoining residents and 
the surrounding area; 
 

O4 To ensure that shared accommodation adheres with the requirements for fire protection, capacity, 
safety and security; 
 

O5 To ensure good management practices are in place for shared accommodation premises to 
operate in a manner that does not disturb adjoining residents and landowners; and 
 

O6 To ensure that shared accommodation premises are operated and maintained in a manner that is 
acceptable to Council. 
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Shared Accommodation:  
Bed & Breakfast, 
Backpackers & 
Boarding Houses  A 

7A.2 Bed and Breakfast Accommodation    
7A.2.1 General Requirements  
 

Objectives 
 

O1 To ensure bed and breakfast accommodation is within close proximity to public transport, services 
and facilities; 
 

O2  To ensure bed and breakfast accommodation is appropriately located so as to reduce adverse 
amenity impacts on the neighbourhood;  

 
O3 To ensure adequate fire safety for the occupants of the building; and 

 
O4 To ensure bed and breakfast accommodation provides sufficient amenities for guests.   

 
 

Controls  
 

General  
 

C1 A maximum of six (6) visitors are permitted to stay at a bed and breakfast accommodation at any 
one time. The total occupants staying in the house is not to exceed 12 people, which includes 
guests, residents, family and friends. 
 

C2 A maximum of three (3) bedrooms may be used for the purpose of the bed and breakfast 
accommodation. 
 

C3 The maximum stay permitted is 3 months.  
 

 
 

Design  
 

C4 Development, including additions and alterations to existing dwellings for the purpose of bed and 
breakfast accommodation, must reflect the built form and design of surrounding area. Refer to the 
relevant desired future character statement in Part 4, 5, 6. 8 or 9, depending on the zoning and 
locality of the development site.  
 

C5 The main access point is to be located at the main street frontage of the property. Access points 
should be avoided at the boundaries of the property where an impact on noise or privacy could 
result for adjoining residences. 
 

C6 Outdoor recreational areas e.g. courtyards and gardens are to be located away from bedrooms 
and habitable rooms of adjoining residences. 
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C7 Landscaping is to be used to soften and minimise noise impacts from courtyards, recreational 

areas and driveways on the surrounding area. 
 

 
 
Operation and Management  

 
C8 Bed and breakfast accommodation must be permanently occupied by a resident or residents, and 

the accommodation must be operated by the permanent residents of the dwelling. The use is not 
to employ person not permanently residing on the site.  
 

C9 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of bed and breakfast accommodation 
will be managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Details on maximum occupancy rate; 
(vii) Details on maximum period of stay of guests; 
(viii) Measure to minimise unreasonable impacts on adjoining properties; 
(ix) Proposed house rules; 
(x) Maintenance of fire safety; 
(xi) Deliveries and loading/unloading; 
(xii) Provision of carparking; 

(xiii) Noise/vibration from plant & equipment; 

(xiv) if no onsite caretaker/site manager, how is the use managed; 

(xv) Managing customers or patrons; 
(xvi) Security details; 
(xvii) Complaint recording and handling process; and 
(xviii) The review process to continuously improve the POM. 
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Sleeping Room Occupancy Requirements 

 
C10 No more than two (2) persons per guest bedroom is permitted.  

 
Note: Children under 5 do not need to be included in determining room size. 
 

C11 The minimum size for a visitor’s room is 5.5 m² for the bedroom floor area for each person staying 
within the room.  
 

 
 

Kitchen Areas 
 

C12 A refrigerator to maintain food below 5 degree Celsius must be provided.  
 

C13 Cooking facilities or a kitchenette in sleeping rooms are not permitted.  
 

 
 
Bathrooms, Laundries and Drying Facilities 

 
C14 There must be a minimum of two (2) bathrooms and toilets provided. Bathrooms and toilets for 

guests and permanent residents must be separated.  
 

 
 
Noise  

 
C15 High usage communal areas are not to be located near main living areas and bedrooms of 

adjoining residences. 
 

C16 The design and operation of bed and breakfast accommodation must take into account possible 
noise impacts on adjacent properties and the surrounding area. 
 

C17 Noise minimisation is to be carried out for visitor movements. Arrivals/ departures and the use of 
outdoor open space areas outside are restricted to the hours of 8:00am to 6:00pm. 
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7A.3 Backpackers Accommodation  

7A.3.1 General Requirements  
 

Objectives 
 

O1 To ensure backpacker accommodation is within close proximity to public transport, services and 
facilities; 
 

O2 To ensure backpacker accommodation is appropriately located so as to reduce adverse amenity 
impacts on the neighbourhood; and 
 

O3 To ensure backpacker accommodation provides sufficient amenities for guests.   
 

 

Controls  
 

General  
 

C1 Backpackers accommodation must be located within an acceptable walking distance of public 
transport and within easy access to facilities and services.  
 

C2 The maximum stay permitted is 28 consecutive days.  
 

 
 

Design  
 

C3 Development, including additions and alterations to existing dwellings for the purpose of 
backpackers accommodation, must reflect the built form and design of surrounding area. Refer to 
the relevant desired future character statement in Part 4, 5, 6. 8 or 9, depending on the zoning 
and locality of the development site. 
 

C4 The main access point is to be located at the main street frontage of the property. Access points 
should be avoided at the boundaries of the property where an impact on noise or privacy could 
result for adjoining residences. 
 

C5 Outdoor recreational areas e.g. courtyards and gardens are to be located away from bedrooms 
and habitable rooms of adjoining residences. 
 

C6 Landscaping is to be used to soften and minimised noise impacts from courtyards, recreational 
areas and driveways on the surrounding area. 
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Operation and Management  

 
C7 A staff room must be provided. In addition, where a site manager, or resident caretaker lives on 

site, a separate sleeping room (not a shared room or dormitory) must be provided.  
 

C8 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of backpackers accommodation will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Details on maximum occupancy rate; 
(vii) Details on maximum period of stay of guests; 
(viii) Measure to minimise unreasonable impacts on adjoining properties; 
(ix) Proposed house rules;  
(x) Maintenance of fire safety;  
(xi) Deliveries and loading/unloading; 
(xix) Provision of carparking; 

(xx) Noise/vibration from plant & equipment; 

(xxi) if no onsite caretaker/site manager, how is the use managed; 

(xii) Managing customers or patrons; 
(xiii) Security details; 
(xiv) Complaint recording and handling process; and 
(xv) The review process to continuously improve the POM. 

 
C9 An Emergency Management and Evacuation Plan must be prepared.   

 
C10 Operators should ensure that their premises complies with the Smoke-free Environment Act 2000 

which regulates smoking in enclosed public places. 
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Sleeping Room Requirements 

 
C11 Sleeping room sizes must allocate at a minimum 5.5m² of floor space area for each person that 

the room will house. 
 

C12 Sleeping room providing shared or dormitory-style accommodation must not accommodate more 
than 8 guests.  
 

C13 Each sleeping room must contain an operable window opening to outdoor area for natural light 
and ventilation.  
 

C14 Appropriate floor construction and materials must be provided in sleeping room to minimise noise 
generation.   
 

C15 Storage facilities must be provided within each sleeping room, to accommodate the secure 
storage of clothing and travelling articles, which is to be a minimum of 0.6 m cubed for each 
person accommodated by the premises. 
 

C16 All bedding and floor coverings in backpacker accommodation must enable easy maintenance 
and cleaning. 
 

C17 Adequate blinds, curtains or similar devices to screen bedroom and dormitory windows for privacy 
must be provided for the occupants in accordance with Local Government (General) Regulations 
2005.  
 

C18 Premises providing for more than thirty (30) beds must provide a range of rooms sized and bed 
types (i.e. single and double beds).  

 
 
 

Kitchen, Dining, Communal Recreation and Living Areas 
 

C19 An internal self-catering kitchen with a separate dining room must be provided on site. The 
Development Application must demonstrate that the kitchen allows for 15% of the maximum 
number of guests to prepare and consume meals at any one time.  
 

C20 An adequate cooking stove, refrigerator, bench, sink and waste storage facilities in the communal 
kitchen must be provided.  
 

C21 Where the proprietor provides food services to the guests, the kitchen facilities must be designed 
and constructed in accordance with the Australian Food Safety Standards.  
 

C22 Cooking facilities or kitchenettes are not permitted in sleeping rooms.  
 

C23 All living areas must include disabled access. 
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C24 Communal recreation areas must be provided within the premises at the rate of 0.75m² per 

person.  
 

C25 Communal recreation areas shall be internal to the building and must have a minimum total floor 
area of 20m² and a minimum width of 3 metres, where there are less than 30 occupants.  

 
 
 

Bathrooms, Laundries and Drying Facilities 
 

C26 Toilet and shower facilities are required to be provided in accordance with Table 1.  
 

Table 1 - Minimum Toilet and Shower Facilities Requirements 
 

 Wash Basin Toilet Bath/Shower 

For Guest Use 1 per 7 guests 1 per 7 guests 1 per 7 guests 
 

C27 All toilet and Bathroom facilities must of a design that is easy to maintain and clean. 
 

C28 Toilet facilities are to be provided in a separate room to the shower/ bath facilities provided, and 
must be separated from sleeping rooms. 
 

C29 A separate communal laundry area must be provided within the building.  
 

C30 One (1) washing machine and one (1) wash tub must be provided for every 30 beds.  
 

C31 One (1) dryer or 20 metres of external clothes line must be provided for every 30 beds.  
 

C32 Where washing machines and mechanical dryers are likely to cause noise impacts on nearby 
residential uses the use of the machines is not permitted between 10pm and 8am, 7 days a week.  
 

C33 Washing machines and clothes dryers should be economical in water and power usage. 
 

C34 One sharps container is to be located within one toilet cubicle for each gender for every level with 
toilet facilities. Toilets with syringe disposal facilities must be identified.  
 

C35 Sharp containers must be locked and constructed of stainless steel. Arrangement for the 
collection and transport of sharps materials must be made with a licensed waste contractor.  
 

C36 Final disposal of sharps containers must be conducted by Office of Environment and Heritage 
licensed contaminated waste contractors.  
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Noise, Privacy and Amenity  

 
C37 Sources of noise, such as kitchen, communal rooms and parking areas, must be sited and 

designed to minimise the noise impact on adjoining properties.  
 

C38 Noise minimisation should be carried out for visitor movements. Arrivals/ departures and the use 
of outdoor open space areas are restricted to 8:00am to 6:00pm. 
 

C39 The use of recreation areas and check in/out for backpackers accommodation is restricted to: 

(i) 5am to 11:30 pm if there is not adjoining residential uses; and  
(ii) 7am to 10pm if there is are adjoining residential uses. 

 
C40 Rooms and features that generate noise (e.g laundry) must be located away from or sound 

proofed from sleeping rooms.  
 

C41 For new development, alterations and additions and Development Application which proposed to 
increase guest numbers a noise assessment report prepared by an appropriately qualified 
acoustics consultant is to be provided. The report must: 

 
(i) Establish the existing background noise levels; 
(ii) Identify all potential noise sources from the operation of the premises and any mechanical  

plant and equipment; 
(iii) Estimate the level of potential noise emission; 
(iv) Establish desirable acoustics performance criteria; and  
(v) Recommend any mitigation measures required to achieve relevant noise criteria.  

 
 
 

Fire Safety  

C42 Each sleeping room in a Class 3 building must be considered as a sole occupancy unit for the 
purposes of Section C and Part D1, D2 and F5 of the Building Code of Australia so as to ensure 
there is adequate fire safety in the building, and adequate sound insulation to provide reasonable 
amenity between sleeping rooms.  
 

C43 In a Class 3 building, public corridor and egress routes from sleeping room, must be fire 
separated from adjoining areas (including sleeping rooms, reception areas, linen and baggage 
stores, garage room, recreation/living room and kitchen) to comply with Performance 
Requirement CP2 of the Building Code of Australia.  
 

C44 Floor covering and materials in sleeping rooms and corridors must be of materials that resists the 
spread of fire, and limit the generation of smoke and heat in accordance with Section C of the 
Building Code of Australia.  
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C45 An automatic smoke detection and alarm system is to be provided throughout the common areas 

of the building in accordance with Building Code of Australia Specification E2.2a and Australian 
Standard AS1670.1. 

 
C46 Smoke alarms connected to the consumer mains power are to be installed in each bedroom in 

accordance with Building Code of Australia Specification E2.2a and Australian Standard AS3786. 
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7A.4 Boarding Houses  

7A.4.1 General Requirements  
 

Objectives 
 

O1 To achieve a pleasant and attractive living environment for future occupants and adjoining 
properties;  
 

O2 To ensure that site planning and design results in acceptable levels of amenity to meet the needs 
of residents and owners;  
 

O3 To ensure clear and suitable operational measure and practices are in place for the on-going 
management of boarding houses; and  
 

O4 To minimise the adverse impacts associated with boarding houses on adjoining properties and 
the vicinity.  

 
 

Controls  
 
General  
 

C1 Boarding Houses shall comply with the relevant parts of Part 4 - Residential Development.  
 

 
 

Design  
 

C2 Development, including additions and alterations, must reflect the built form and design of 
surrounding area. Refer to the relevant desired future character statement in Part 4, 5, 6. 8 or 9, 
depending on the zoning and locality of the development site. 
 

C3 Outdoor recreational areas e.g. courtyards and gardens should be located, if possible, away from 
bedrooms and habitable rooms of adjoining residences. 
 

C4 Landscaping should be used to soften and minimised noise impacts from courtyards, gardens and 
driveways on the surrounding area. 

 
 
 

Location  
 

C5 Boarding houses are to be located in close proximity to public transport i.e. within 400 metres. 
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Subdivision  
 

C6 The strata subdivision or community title subdivision of boarding houses is not permitted.  
 

 
 

Operation and Management  
 

C7 All residents must enter into a tenancy agreement with the managing agent of the boarding 
house, stating that they agree to the house rules and the fees payable. Residency agreements for 
Boarding Houses should be between 3 months to 1 year.  
 

C8 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of boarding houses will be managed to 
reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
(i)  The POM must provide all details relevant to the operation of the premises. As a minimum 

the following must be included: Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Details on maximum occupancy rate; 
(vi) Details on maximum period of stay of guests; 
(vii) Measures to minimise unreasonable impacts on adjoining properties; 
(viii) Maintenance of fire safety.  
(ix) Deliveries and loading/unloading; 
(xxii) Provision of carparking; 

(xxiii) Noise/vibration from plant & equipment; 

(xxiv) if no onsite caretaker/site manager, how is the use managed; 

(x) Managing customers or patrons; 
(xi) The boarding house staffing arrangements, including the location or 24 hour contact details of 

any on-site manager, off-site manager or resident caretaker, who has overall responsibility for 
the operation, administration, cleanliness, maintenance and fire safety of the premises; 

(xii) Proposed house rules, including details of how they will be publicised to residents, that cover 
guest behaviour, activities and noise, visitor policy, and the use of alcohol or drugs and any 
other relevant rules; 

(xiii) Plans outlining the occupancy rate for each sleeping room, room furnishings, provisions of 
communal areas and facilities, and access and facilities for people with a disability; 
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(xiv) Measures to minimise unreasonable impact to the habitable areas on adjoining properties, 
including the management of communal open spaces. 

Note: For boarding houses located within residential areas or where adjoining sites contain 
residential activities this use of open space should be restricted to before 10pm; 

 
(xv) Waste minimisation, recycling and collection arrangements, including the servicing of ‘sharps’ 

and sanitary napkin receptacles; professional cleaning and pest and vermin control 
arrangements, which, at a minimum, should include the weekly professional cleaning of 
shared facilities such as kitchens and bathrooms; 

(xvi) Safety and security measures, including, but not limited to: 
 Perimeter lighting; 
 Surveillance or security camera systems; 
 Fencing and secure gates; 
 Room and access key arrangements; and 
 A landline telephone for residents to ring emergency services;  
 Internal signage, including: 

 The name and contact number of the property caretaker or manager; 
 Emergency contact numbers for essential services; 
 House rules; 
 A copy of the annual fire safety statement and current fire safety 

schedule;  
 Floor plans that will be permanently fixed to the inside of the door of each 

bedroom to indicate the available emergency egress routes from the respective 
bedroom; and 

(xvii) Criteria and process for choosing residents (preference should be given to people on low 
and moderate incomes); 

(xviii) Complaint recording and handling process; and 
(xix) The review process to continuously improve the POM 

 
 
 

Amenity, Safety, Traffic and Privacy    

C9 Boarding houses are to maintain a high level of resident amenity, safety and 
privacy by ensuring: 

 
(i) Communal spaces, including laundry, bathroom, kitchen and living areas are located in safe 

and accessible locations; 
(ii) Bedrooms are located so that they are separate from significant noise sources and 

incorporate adequate sound insulation to provide reasonable amenity between bedrooms and 
external noise sources; 

(iii) Structural fittings and fixtures for all internal rooms that enhance nonchemical pest 
management of the building, with all cracks and crevices sealed and insect screening to all 
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openings; and 
(iv) All appliances achieve an energy star rating of 3.5 or higher, unless otherwise legislated. 

 
C10 Building entry points and internal entries to living areas are to be clearly visible from common 

spaces.  
 

C11 Habitable living areas (such as lounge room, kitchen, dining and bedroom) are to be located to 
allow general observation of the street and communal open space.  
 

C12 Boarding houses are to be designed to minimise and mitigate any impacts on the visual and 
acoustic privacy of neighbouring buildings by locating: 

 
(i) The main entry point at the front of the site, away from side boundary areas near adjoining 

properties; 
(ii) Communal areas and bedroom windows away from the main living area or bedroom windows 

of any adjacent buildings; 
(iii) Screen fencing, plantings, and acoustic barriers in appropriate locations; and 
(iv) Double glazed windows where noise transmission affects neighbouring buildings. 

 
C13 An acoustic report prepared by a suitably qualified acoustical consultant is required. The report 

shall include, but not be limited to the following: 
 

(i) The identification of sensitive noise receivers potentially impacted by the proposal; 
(ii) The quantification of the existing acoustic environment at the receiver locations; 
(iii) The formulation of suitable assessment criteria; 
(iv) Details of any acoustic control measures that will be incorporated into the proposal; 
(v) The identification of all noise that is likely to emanate from the boarding house and the 

subsequent prediction of resultant noise at the identified sensitive receiver locations; and 
(vi) A statement certifying that the development is capable of operating without causing a 

nuisance or result in an ‘offensive noise’ as defined in the Protection of the Environment 
Operations Act 1997. 

 
C14  An application for a boarding house incorporating 75 or more bedrooms is to be supported by a 

Traffic Report prepared by a suitably qualified person, addressing as a minimum the following 
factors: 

 
(i) The prevailing traffic conditions; 
(ii) The likely impact of the proposed development on existing traffic flows and the surrounding 

street system; 
(iii) Pedestrian and traffic safety; and 
(iv) An assessment of the impacts from any proposed on-site parking. 

 
C15 Sources of noise, such as kitchen, communal rooms and parking areas, must be sited and 

designed to minimise the noise impact on adjoining properties.  
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C16 Noise minimisation should be carried out for visitor movements. Arrivals/ departures and the use 

of outdoor open space areas outside the hours is restricted to 8:00am to 6:00pm. 
 

C17 In boarding houses classified as Class 3 by the BCA, each bedroom is to meet the fire safety 
standards of sole occupancy unit for a Class 3 building in the BCA, whether it is provided as a 
sole occupancy or not.  

 
 
 

Sleeping Room Requirements 
 

C18 The gross floor area of a bedroom is to be at least: 
 

(i) 12m² (including 1.5m² required for wardrobe space);  
(ii) 4m² when a second adult occupant is intended (which must be clearly shown on plans); plus 
(iii) 2.1m² for any en suite (which must comprise a hand basin and toilet);  
(iv) 0.8m² for any shower in the en suite;  
(v) 1.1m² for any laundry (which must comprise a wash tub and washing machine); and 
(vi) 2m² for any kitchenette (which must comprise a small fridge, cupboards and shelves and 

microwave).  
 

C19 All facilities provided in boarding rooms should include energy and resource saving measures. 
 

C20 At least 1 of the bedroom provided must incorporate disabled access, meeting the requirements 
under the BCA. 
 

C21 Each bedroom must have access to natural light, from a window or door with a minimum 
aggregate area of 10% of the floor area of the room. Skylights are not to be the sole source of 
natural light.  
 

C22 The minimum ceiling height of any bedroom containing double bunks is 2.7 metres. Triple bunks 
are not permitted.  
 

C23 30% of all bedrooms are to have access to private open space with a minimum area of 4m² in the 
form of a balcony or terrace area.  

 
 
 

Internal Communal Areas  
 

C24 All Boarding Houses are to include the following communal facilities - laundry, kitchen and dining, 
bathroom and living areas.  
 

C25 A communal kitchen is to be provided with a minimum area that is 6.5m² or 1.2m² for each 
resident occupying a bedroom without a kitchenette.  
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C26 The communal kitchen is to contain: 

 
(i) One (1) sink for every 6 people , or part thereof, with running hot and cold water; and  
(ii) One (1) stove top cooker for every 6 people, or part thereof, with appropriate exhaust 

ventilation.  
 

C27 The communal kitchen is to contain, for each resident occupying a bedroom without a kitchenette: 
 

(i) 0.13 cubic metres of refrigerator storage space; 
(ii) 0.05 cubic metres of freezer storage space; and  
(iii) 0.30 cubic metres of lockable drawer or cupboard storage space.  

 
C28 An indoor communal living area with a minimum areas of 20m² or 1.25m² per resident with a 

minimum width of 3 metres is to be provided. The communal living area can include a dining area 
but cannot include bedrooms, bathrooms, laundries, reception area, storage, kitchens, car 
parking, loading docks, driveways, clothes drying areas, corridors and the like.  
 

C29 Communal rooms are to be designed and located to minimise noise impacts on boarding rooms 
and adjoining properties.  
 

C30 Indoor communal living areas are to be located: 
 

(i) Near commonly used spaces, such as kitchen, laundry, lobby entry area or manager’s office, 
with transparent internal door, to enable natural surveillance for resident circulation; 

(ii)  Adjacent to the communal open space; 
(iii) To receive a minimum 2 hours solar access to at least 50% of the windows during 9am and 

3pm in June; 
(iv) On each level of a multi-storey boarding house, where appropriate; and  
(v) Where they will have minimal impact on bedroom and adjoining properties.  

 
C31 All Communal facilities must be of a design that is easy to maintain, clean and allows for disabled 

access. 
 

 
 

Communal Open Space 
 

C32 Communal open space is to be provided with a minimum area of 20m² and a minimum dimension 
of 3 metres.  
 

C33 Outdoor communal areas may not be included at the front of the property. 
 

C34 Communal outdoor open space is to located and designed to: 
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(i) Generally be north-facing to receive a minimum 2 hours of solar access to at least 50% of the 

area during 9am and 3pm on 21 June; 
(ii) Be provided at ground level in a courtyard or terrace area, where possible; 
(iii) Provide partial cover from weather; 
(iv) Incorporate soft or porous surfaces for 50% of the area; 
(v) Be connected to communal indoor spaces, such as kitchen or living areas; 
(vi) Contain communal facilities such as barbecues, seating and pergolas where appropriate; and  
(vii) Be screened from adjoining properties and the public domain with plantings, such as trellis 

and climbing vines.  
 

 
 

Bathrooms, Laundries and Drying Facilities 
 

C35 Communal bathroom facilities accessible to all residents 24 hours per day are provided with at 
least: 

 
(i) One (1) wash basin, with hot and cold water, and one toilet for every seven (7) residents, or 

part thereof, for each occupant of a room that does not contain an ensuite; and  
(ii) One shower or bath for every seven (7) residents, or part thereof, for each occupant of a 

room that does not contain a shower.  
 

C36 Laundry facilities are to be provided and are to include:  
 

(i) One (1) 5kg capacity automatic washing machine and one domestic dryer for every twelve 
(12) residents or part thereof; and  

(ii) At least one large laundry tub with hot and cold running water. 
 

C37 Drying facilities, such as clothesline located in a communal open space, are to be located to 
maximise solar access and ensure that the usability of space is not compromised.  

 
 
 

Fire Safety  

C38 Each sleeping room in a Class 3 building must be considered as a sole occupancy unit for the 
purposes of Section C and Part D1, D2 and F5 of the Building Code of Australia so as to ensure 
there is adequate fire safety in the building, and adequate sound insulation to provide reasonable 
amenity between sleeping rooms.  
 

C39 In a Class 3 building, public corridor and egress routes from sleeping room, must be fire 
separated from adjoining areas (including sleeping rooms, reception areas, linen and baggage 
stores, garage room, recreation/living room and kitchen) to comply with Performance  



 
 

P a g e  | 20 

Part 7A - Shared Accommodation                                                        Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Shared Accommodation:  
Bed & Breakfast, 
Backpackers & 
Boarding Houses  A 

 
Requirement CP2 of the Building Code of Australia.  
 

C40 Floor covering and materials in sleeping rooms and corridors must be of materials that resists the 
spread of fire, and limit the generation of smoke and heat in accordance with Section C of the 
Building Code of Australia.  

 
C41 An automatic smoke detection and alarm system is to be provided throughout the common areas 

of the building in accordance with Building Code of Australia Specification E2.2a and Australian 
Standard AS1670.1. 
 

C42 Smoke alarms connected to the consumer mains power are to be installed in each bedroom in 
accordance with Building Code of Australia Specification E2.2a and Australian Standard AS3786. 
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7B.1  Introduction 
 
This Part aims to create a high standard of amenity and encourage good urban design within the City of 
Botany Bay.  
 
Outdoor dining areas must comply with all other applicable Parts of the DCP, if there is a discrepancy between 
this Part and other Parts, the Objectives and Controls of Part 7B – Outdoor Dining will always prevail.   
 
Council approval must be obtained for an outdoor dining area.  
 
As part of Council’s procedure for assessing development applications, all outdoor dining area applications are 
required to meet the requirements outlined in the following: 

 Environmental Planning and Assessment Act 1979; 
 Local Government Act 1993; 
 Road Act 1993; and 
 Liquor Act 2007. 

Applicants are required to maintain current public liability insurance, indemnifying Council against damage to 
third parties and against the issue of licences. Applicants should consult with Council’s Property Officer for 
information regarding insurance.  
 
Note: Council retains management and ownership of its footpaths at all times. Council has the right to access 
and remove all trading items at any time for any purpose deemed suitable by it.  
No compensation is payable in the event of Council or any statutory authority carrying out works which require 
the removal, cessation and/or alteration to any approved footpath trading activity.  
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7B.1.1 Development Application Requirements  
 
A development consent is required for the use of Council footpaths under this policy. The NSW Roads and 
Maritime Services (RMS) must also give their approval for the establishment of an outdoor dining area on a 
road under the control of the NSW Roads and Maritime Services.  
The following requirements detail the specific information to be provided as part of a development application 
for an outdoor dining area: 

 Commercial use of footpath permit must be obtained before the establishment of an outdoor dining 
area. It should be noted that this permit is a separate application to the Development Application.  

 Landowner consent is required for an outdoor dining area that is located within a private property or a 
written request for owners consent for Council owned land.   

 Evidence of development consent for the primary use of the shop as a food and drink premise must 
be submitted as part of the development application.  

 Plans, sections and elevations to scale that clearly show the following: 
 the existing conditions where the outdoor dining area is proposed; 
 the proposed location of the outdoor dining area and its relationship with the adjoining 

properties; 
 property boundaries; 
 adjoining uses; 
 the location of other outdoor dining areas within 20 metres of the site; 
 furniture layout cross referenced with model types and materials; 
 exit doors and stairways, including any emergency exits; 
 parking spaces adjacent to the proposed outdoor dining area, including on-street parking; 
 street intersections and traffic lights; 
 all street infrastructure within close proximity of the site (i.e. 10 metres) such as street trees, 

including tree canopy; public street furniture; bus stops and shelter; fire hydrants; light/telegraph 
poles; telecommunication switch boxes; Australia Post boxes; and signage; and 

 dimensions of the outdoor dining area, pedestrian and street infrastructure clearance, and other 
clearances (including sightlines, distance from street kerb, street intersection, loading areas and 
critical manoeuvring areas). 

 Photographs showing the existing condition of the site and neighbouring properties (i.e. façade of 
building; the location of the proposed outdoor dining area; and street character). 

 Plan of Management must be submitted as part of the development application and address the 
following issues: 

 Proposed trading hours for the outdoor dining area; 
 Furniture storage; 
 Number of staff; 
 Toilet facilities; 
 Noise and Odour Management; 
 Cleaning program; 
 Waste Disposal; and 
 Pest Management. 

 Justification in the form of a Statement of Environmental Effects showing compliance or non-
compliance with outdoor dining provisions in the DCP.  
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7B.2 Design Requirements    
 
Objectives 
 

O1 To provide guidance to applicants, residents and communities in relation to outdoor dining; 
 

O2 To facilitate the creation of a cosmopolitan café atmosphere in suitable locations; 
 

O3 To enable the effective use of footpaths such that they enhance the expression of local 
character and identity; 
 

O4 To ensure access, safety and amenity of public footpaths is maintained, while facilitating active 
and lively street frontages; 
 

O5 To ensure outdoor dining areas do not compromise the safety and accessibility of other users 
within the public areas; 
 

O6 To ensure outdoor dining areas are compatible with the neighbouring properties and 
predominant land uses of the locality; and  
 

O7 To maintain the amenity of the neighbouring properties. 
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7B.2.1 General  
Controls  
 
General  

C1 Applicants must demonstrate that a proposed outdoor dining area: 
a. Will maintain existing levels of public access and safety for the footpath and the adjacent 

road; and 
b. Will not adversely impact upon amenity or streetscape.  

 
C2 Outdoor dining areas will only be permitted in conjunction with a new or an existing food and drink 

premises or shop for which consent has been granted. 
 

C3 Outdoor dining areas must be located directly adjacent to the associated food and drink premise. 
The area may not extend in front of neighbouring properties.  

C4 A proposed outdoor dining area must be consistent with the objectives of the zone, and if relevant 
the Locality Character Statement contained within Part 5 – Business Centres of this DCP.  

 
C5 Outdoor dining areas may not be suitable to all premises of the Botany Bay Local Government Area. 

All outdoor dining areas must consider the likely impact on the existing streetscape, conservation 
areas and nearby heritage items.   
 

Accessibility 
 

C6 Encourage outdoor dining in areas that are located within walkable distance from a centre or public 
transport node. 

  
C7 Outdoor dining areas must not compromise the safety and accessibility of other users within the 

public areas, or compromise emergency personnel access to the adjoining areas and buildings. 
 
C8 The pavement must be capable of supporting outdoor dining in terms of not being damaged and able 

to provide an even surface for tables and chairs. 
 
Location  

 
C9 Locate any outdoor dining area in keeping with adjacent footpath trading activities, existing public 

utilities, landscaped areas and open spaces to provide an unencumbered pedestrian walkway of 
2.0m width. This walkway may be provided adjacent to the building, or to the kerb (see Figure 1). If 
located near the kerb, the appropriate buffer zones must be provided in accordance with Table 2.  

 
C10 Outdoor dining areas must be located away from arterial roads or fast moving traffic where the safety 

and comfort of the patrons may be compromised.  
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Figure 1. A minimum 2m unobstructed 
walkway must be provided.  
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Clearance 

 
C11 An outdoor dining area and any associated structures must not interfere with the use and access of 

public transport.  
 
C12 Outdoor dining areas will not impede access to infrastructure and must comply with the minimum 

clearance requirement set out in Table 1.  
 

Table 1 – Minimum clearance from infrastructure structures. 
Object Minimum Clearance 

from Objects 
General and Essential Items 
Bicycle hoops, Bus shelter, Parking metre, Payphones, Public 
Bins, Tree and tree plots, Communication poles, Fire equipment 
Stores, Fire exit doors, Fire hydrants, Hose reel cupboards and 
Substations 

1200mm 

Other  Items 
Bollards, Poles and Other similar objects 500mm 

 
C13 Outdoor dining areas must comply with the minimum distance requirement (as measured from the 

face of the kerb) set out in Table 2.  
Note: Council reserves the right to vary clearances depending on pedestrian and vehicular 
movement, the width of existing footpath and concerns from other users.  
 

Table 2 – Minimum clearance from kerb. 
Parking Restrictions Minimum setback from kerb 

Normal parking conditions 800mm 
Loading zones 900mm 
No stopping 1,000mm 
Disable parking 1,500mm 
Bus stops 1,500mm 

 
Layout 
 

C14 The number of tables and chairs which can be placed on a footpath for outdoor dining will be strictly 
limited and based upon the area and dimensions of the leased space. No freestanding A-frame style 
advertisements or ‘menu boards’ will be allowed in leased areas or other public spaces. The 
guidelines in Figure 2 will apply.  

 
C15 Layout and orientation of the outdoor dining area must be appropriate to the available space, 

allowing patrons and staff room to move between furniture comfortably.  
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C16 All furniture and equipment must be located within the approved area at all times, as shown on the 

furniture layout plan submitted with the Development Application. 
 

C17 The installation of fixed or temporary planter boxes must be in accordance with the public domain 
plans for a local centre. Contact Council’s landscape department for more information.   

 
Figure 2. Dimensions and layout for Outdoor Dining Areas. 

 
Sightlines 

 
C18 Provide clear sight lines from within the premises to the outdoor dining area.   

 
C19 Outdoor dining area layout and equipment must not obstruct the sight line of pedestrians and 

drivers and will comply with relevant policies and guidelines.  
 

Hours of Operation 
 

C20 The hours of operation for the outdoor dining area must not exceed the approved hours of the 
associated food and drink premises. 

 
C21 Trading hours for outdoor dining area may be restricted if it is located within a predominantly 

residential context. 
 

Facilities 
 

C22 Outdoor dining area may result in an increase in the overall seating capacity of the premise. 
Hence, additional toilet facilities and car parking for the use of customers and staff may be 
required.  
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Cleaning and Maintenance 

 
C23 Outdoor dining area permit holders are to clean the area daily and repair any damage to the 

footpath caused by the outdoor dining area.  
 

C24 Outdoor dining areas must be presented in a tidy condition at all times, and are to be maintained 
on a daily basis, including removal of litter and food scraps. 

 
C25 The Plan of Management is to outline the precautionary measures that will be undertaken by the 

permit holder to minimise damage on Council’s property or public footpath. 
 

Consumption of Alcohol 
 

C26 Alcohol may be supplied and consumed in the proposed outdoor dining area subject to permit 
issued by the NSW Office of Liquor, Gaming and Racing and any approval imposed by Council.  

 
Signage 
 

C27 The provision of signage is to be included in the Development Application for any outdoor signage 
area. Any signage, fixed or temporary, is to be located outside of the unencumbered 2m pedestrian 
zone.  
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7B.2.1 Environmental Requirements 
 
 
Noise 

 
C1 Applicants are to demonstrate appropriate measures taken to minimise noise to adjacent premises. 
 
C2 Speakers (located within a food and drink premises) must not be positioned toward the street 

frontage to direct the playing of music towards the outdoor dining areas. 
 

Lighting 
 

C3 Sufficient lighting is to be provided to ensure the safety and comfort of the patrons and pedestrians, 
and must not adversely impact adjoining premises. 

 
Heating Devices 
 

C4 If heating devices are proposed, details of the type, location and design must be submitted as part of 
the development application. 

 
C5 Heating devices are to be located wholly within the proposed outdoor dining area, must comply with 

relevant authority requirements, and be used in accordance with the manufacturer’s instructions (i.e. 
clearance from other combustible objects).  

 
C6 Portable gas heaters are only permitted for well ventilated outdoor dining area. 
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7B.2.2 Furniture Requirements  
 
General 
 

C1 All furniture and equipment must be easily stored within the premises, and must not be permanently 
installed in the outdoor dining area. In the event of an emergency, all furniture and equipment must 
be easily cleared within 1 hour.  
 

C2 All furniture and equipment must be stable and properly secured to prevent falling over when 
knocked by a pedestrian or strong wind.  

 
C3 All furniture and equipment is to be strong, durable, waterproof and weather resistant. 

 
C4 Outdoor furniture is to make a positive contribution to the existing character and streetscape, and is 

subject to the approval of the Council.  
 
C5 Tables and chairs for an outdoor dining area must not exceed the total shown on the approved plan. 

 
Umbrella and Shade Structures 
 

C6 Utilise existing awnings for weather protection. Council may consider the use of removable umbrellas 
and retractable blinds.  

 
C7 All umbrellas and shade structures must be located wholly within the proposed outdoor dining area, 

and must be of the same type and colour.  
 
Screens or Barriers  
 

C8 Screens or barriers will be considered on a case by case basis, subject to suitability of location in 
terms of safety and character, and traffic conditions.  

 
C9 Bollards are required if an outdoor dining area is on a Classified Road, or other high-traffic volume 

road, where no vehicular parking is available adjacent to the outdoor dining area and must comply 
with AS 3845. 

C10 Complete enclosure of an outdoor dining area is prohibited.  
 
Planter Boxes 
 

C11 Non-permanent planter boxes must be removed at end of trading hours and stored within the 
premises.  
 

C12 Permanent planter boxes are only permitted on a kerbside location, in accordance with Council’s 
local centre public domain plans.  

 
C13 Plants are to be properly maintained by the permit holder, make a positive contribution to the 
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character of the streetscape, and must not obscure the vision of vehicle drivers.  

7B.3 Use of Laneways for Outdoor Dining 
 
Council may investigate the potential for the temporary closure of some laneways to vehicular traffic during 
specified times to enable the carriageway portions of a laneway to be used for pedestrian access and outdoor 
dining.  
 
Before Council has the power to grant a development consent under s.80(1) of the EP&A Act, 1979 or an 
approval under s.125 of the Roads Act 1993, to permit use of the carriageway portions of a laneway for 
outdoor dining, it needs to be satisfied that the laneway has been appropriately closed to vehicular access 
pursuant to s.116 of the Roads Act 1993.  
 
The creation of pedestrian access and outdoor dining areas in the road reserve on a temporary basis or 
otherwise will require the lodgement of a Development Application for outdoor dining. Development 
Applications will be assessed on their individual merits. The facilitation of a pedestrian area through temporary 
road closures or restriction of vehicle access must not be construed in any way as to the limiting or fettering 
the exercise of any statutory discretion or duty.  
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7C.1 Introduction 

7C. 1.1  Land to which this Part Applies 
 
The controls in this Part of the DCP applies to land in the City of Botany Bay where child care centres are 
permissible. Child care centres are permitted with the consent in the following zones:  
 
 R2 - Low Density Residential 
 R3 - Medium Density Residential 
 R4 - High Density Residential 
 B1 - Neighbourhood Centre 
 B2 - Local Centre 
 B3 - Commercial Core 
 B4 - Mixed Use 
 B5 - Business Development 
 B7 - Business Park 
 RE1 - Public Recreation 
 RE2 - Private Recreation 

 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Zones 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Child care centres must comply with the all other applicable Parts of the DCP, if there is a discrepancy 
between Part 7C - Child Care Centres and other Parts, the Objectives and Controls of Part 7C will always 
prevail.   
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7C.1.2  Regulatory Process - Development Consent and Licensing Requirements 
for a Child Care Centre  

 
The approval of an Early Childhood Education and Care Service or Centre Based Service (which includes long 
day care, preschool or kindergarten) is a two-part process. Development consent is required first from Council 
under the Environmental, Planning and Assessment Act 1979 and Service Approval to (a license) to operate is 
then required from the NSW Department of Education and Communities (DEC) – Early Childhood and 
Education Directorate ( ECECD) in accordance to the  Education and Care Services National Regulations 
(2011) and the Education and Care Services National Law (2010). 
 
A Development Application for a Centre Based Service (child care centre) must be approved by Council, prior 
to the lodgement of a Service Approval from the NSW Department of Education and Communities - Early 
Childhood Education and Care Directorate. 
 
Furthermore, child care centres are required to comply with a new national framework (National Quality 
Framework). The National Quality Framework is implemented in the Children (Education and Care Services 
National Law Application) Act 2010 and supporting National Regulation, the Australian Children’s Education 
and Care Quality Authority (ACECQA). This Act and Regulation are the primary regulatory scheme for 
children’s services across Australia, and are focused on requirements that are closely linked to positive 
outcomes for children such as staff qualification’s and staff to child ratios. 
 
Applicants are encouraged to contact Department of Education and Communities - Early Childhood Education 
and Care Directorate to ensure that the proposed Early Childhood Education and Care Service  complies with 
the regulations.  
 
Note - Granting of development consent by Council will not necessarily result in the issue of a Service 
Approval (license) from the Department of Education and Communities -Early Childhood Education and Care 
Directorate. 

7C. 1.3  General Objectives   
 
 

O1 To ensure child care centres are compatible with the surrounding area; 
 

O2 To minimise the disruption to local traffic;  
 

O3 To promote the establishment of child care centres to meet the needs of the community; and 
 

O4 To ensure child care centres are appropriately designed with a high level of safety, security and 
amenity. 
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7C.2 Design, Layout and Location  
 

Objectives 
 

O1 To ensure Early Childhood Education and Care Service are compatible with the scale and 
character of surrounding areas; 
 

O2 To preserve the amenity of surrounding areas;  
 

O3 To ensure Early Childhood Education and Care Service are located in areas of high 
environmental qualities; 
 

O4 To protect the visual and acoustic privacy needs of children using the child care centres, staff and 
other users;  

 
O5 To ensure Early Childhood Education and Care Service comply with National Quality Framework 

including Education and Care Services National Regulations (2011) and the Education and Care 
Services National Law (2010) and National Quality Standards. 
 

O6 To ensure Early Childhood Education and Care Service are of a high visual quality which 
enhances the streetscape character.  

 
 

Controls  
 

General  
 

C1 The design and siting of a Early Childhood Education and Care Service shall consider: 
 

(i) Existing vegetation; 
(ii) Site orientation and solar access; 
(iii) Natural drainage; 
(iv) Significant noise sources; 
(v) Views to and from the site; 
(vi) Pedestrian and vehicle access; 
(vii) Existing buildings on site; 
(viii) Location of surrounding buildings, uses, open spaces adjoining or adjacent to the site; and 
(ix) The predominant built form and character. 

 
C2 Early Childhood Education and Care Service should be single storey in height. However a 

maximum two storey height limit applies for child care centres. In the case of two storey building, 
the ground floor of the building must include the main child care centre component (including 
children’s indoor play areas, toilet facilities, sleeping area, staff offices and other ancillary rooms  
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etc) with the upper storey of the building used only for the purposes of storage and staff training 
facilities.   
 
Part 4.3 Physical Environment - in the National Regulation 2011 prescribes information for Early 
Childhood Education and Care Services to adhere to as follows: 

Part 4.3 Physical environment 

Division 1 Centre-based services and family day care services 

103 Premises, furniture and equipment to be safe, clean and in good repair 
104 Fencing 
105 Furniture, materials and equipment 
106 Laundry and hygiene facilities 
107 Space requirements—indoor space 
108 Space requirements—outdoor space 
109 Toilet and hygiene facilities 
110 Ventilation and natural light 

Division 2 Additional requirements for centre-based services 

111 Administrative space 
112 Nappy change facilities 
113 Outdoor space—natural environment 
114 Outdoor space—shade 
115 Premises designed to facilitate supervision 

 
C3 The building form and design of the Early Childhood Education and Care Service shall be 

consistent with the streetscape character.  
 

C4 Under the National Quality Framework, an Approved Provider must apply for and be granted a 
Service Approval for each Education and care service it wants to operate.  

 
 
 

Design 
 

C5 Early Childhood Education and Care Service shall be designed and sited to maintain solar access 
for a minimum period of three hours between 9am and 3pm on 22 June to key areas of the centre 
including indoor and outdoor play areas.  
 

C6 Where various uses or activities are proposed to be undertaken, a Site Plan is required and must 
specify the location of where uses or activities are proposed to be undertaken.  
 

C7 Early Childhood Education and Care Service shall be designed in a manner that utilises cross 
ventilation as the primary ventilation control system.  
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Facilities and Layout  

 
C8 Building dimensions and facilities and the design of internal and external layout must comply with 

the National Quality Framework and any associated requirements of the Department of Education 
and Communities Regulatory Authority.  

 
 
 

Access 
 

C9 The building shall provide for access for people with a disability by a continuous path of travel 
from the street and or parking area into and within every room and outdoor area uses by children 
and staff. Access shall be designed in accordance with AS 1428.1 and comply with Part D of the 
Building Code of Australia.   

 
 
 

Location  
 

C10 A Location Analysis shall be submitted with a development application. The Location Analysis 
shall be in the form of a map that indicated the following within a 750 metre radius: 

 
(i) All existing child care centres, including the capacity of each centre; 
(ii) Schools; 
(iii) Parks; and  
(iv) Community facilities.  

 
C11 Early Childhood Education and Care Service shall not have a direct street frontage or vehicle 

access point to a classified road, or any other road which in the opinion of Council is unsuitable 
for a child care centre, having regards to: 

 
(i) Prevailing traffic conditions; 
(ii) Pedestrian and vehicle safety; and  
(iii) The likely impact of development on traffic flows.   

 
C12 Early Childhood Education and Care Service are not permitted in the following locations: 

 
(i) Cul-de-sucs; 
(ii) Flood risk areas; 
(iii) On or adjacent to contaminated land; 
(iv) Adjacent to or in view of the entrance of drug clinics and brothels; or 
(v) Land subject to aircraft noise above the 25 ANEF contour.  

 
C13 The location of Early Childhood Education and Care Service shall take into consideration any 
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environmental risk or hazard including: 
 

(i) Pollution created by cars and other vehicle fumes; 
(ii) Proximity to LPG tanks; 
(iii) Existing and potential on and off-site electromagnetic fields (50Hz and radio frequency field 

.KHz – 3000 GHz); 
(iv) Contaminated land; 
(v) Flooding; 
(vi) Lead in painted surfaces, carpet, furnishing and roof void in existing buildings;  
(vii) Asbestos in existing buildings; 
(viii) Mould and mildew in existing buildings; 
(ix) Proximity to  water cooling and water warming systems; 
(x) Proximity to noise sources; and  
(xi) Proximity to odours.  

 
 

Open Space 
 

C14 Outdoor play space must not be occupied by any motor vehicles during operation hours. 
 

C15 Outdoor play areas between the front alignment of the building and the street are not permitted.  
 

 
 

Noise and Vibration  
 

C16 Sleep rooms and play areas are to be located away from undesirable noise sources.  
 

C17 An acoustic report shall be prepared by a suitably qualified acoustic engineer and shall include: 
  

(i) Relevant noise criteria based on the Office of Environment and Heritage guidelines; 
(ii) All sources of noise; 
(iii) Noise emission levels; and 
(iv) Proposed mitigation measures.  

 
C18 Where an Early Childhood Education and Care Service adjoins a residential property, noise 

generated by the centre must not be more than 5dB(A) above the ambient (L90) background 
noise level, as measured at any point on the adjoining residential property.  

 
 
 

Landscaping  
 

C19 No area within an Early Childhood Education and Care Service may contain plant species that are 
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characteristic of the following: 
  

(i) Plants known to be poisonous or that produce toxins; 
(ii) Plants with high allergen properties; 
(iii) Plants with thorns, spiky or prickly foliage; or 
(iv) Any plant species that Council considers may place the health, safety or welfare of the Early 

Childhood Education and Care Service users at risk.  
 
 

C20 Where adjacent a residential landuse, appropriate buffer planting or landscape screening shall be 
provided on site boundaries incorporating tall hedges and small trees. The minimum width of 
these landscape areas is 1.5 metres. 
 

C21 The front setback area of all child care centres is required to be fully landscaped (excluding 
approved vehicle accessways/parking) in accordance with Part 3L - Landscaping. 

 
C22 All Early Childhood Education and Care Service at street level shall contain appropriate 

landscape buffer/screen planting across the road frontage. 
 

 
 

Safety and Security 
 

C23 Early Childhood Education and Care Service are to provide natural surveillance of access points 
and are to incorporate windows on the front façade to ensure visibility and natural surveillance. 
 

C24 Entry to an Early Childhood Education and Care Service is to be limited to one secure point, 
which is to be: 

 
(i) Sign posted; 
(ii) Well lit; 
(iii) Accessible by pedestrians and motorists, with priority given to pedestrians; 
(iv) Visible from the street; 
(v) Of sufficient size to prevent congestion; 
(vi) Monitored though natural surveillance; and 
(vii) Provided with a covered area (minimum 5m²) over the door. 

 
C25 Entry to an Early Childhood Education and Care Service is not permitted through any outdoor 

play area. 
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7C.3 Operational Requirements   
 

Objectives 
 

O1 To ensure the an Early Childhood Education and Care Services are compatible with the 
surrounding land uses; 
 

O2 To ensure impacts are minimised on the surrounding areas; and 
 

O3 To ensure the hours of operation do not have a detrimental impact on the surrounding areas. 
 

 

Controls  
 

General 
 

C1 The proposed development must not interfere with the amenity of the neighbourhood. 
 

 
 

Staff  
 

O7 Staff ratios must comply with National Quality Framework including Education and Care Services 
National Regulations (2011) and the Education and Care Services National Law (2010) and 
National Quality Standards. 
   

 
 
 

Hours of Operation  
 

C2 The hours of operation of child care centres in a residential zone are limited to 7am to 7pm 
Monday to Friday (excluding public holidays). 

 
   
 

Plan of Management  
 

C3 A Plan of Management (POM) is required to be submitted with a development application. A POM 
is a written report which describes how the ongoing operation of the child care centre will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
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The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Guidelines for staff for using the site facilities and equipments; 
(vii) Deliveries and loading/unloading; 
(viii) Managing drop offs and pick ups; 
(ix) Security details; 
(x) Noise Impact Assessment; 
(xi) Complaint recording and handling process; and 
(xii) The review process to continuously improve the POM. 

 
The traffic movements, hours of deliveries, use of parking areas and garbage collection must be 
managed through the POM where a child care centre is close to residential premises. 
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7C.4 Parking and Access  
 

Objectives 
 

O1 To ensure vehicular and pedestrian access and servicing are suitable for the proposed use; 
 

O2 To ensure parking and vehicular access does not impact the amenity of the surrounding area; and 
 

O3 To reduce congestion on public roads. 
 

 

Controls  
 

C1 The proposed development must not interfere with the amenity of the neighbourhood. 
 

C2 Drop off/ pick up spaces are to be provided. The number of spaces required is determined by the 
following: 

 
(i) The maximum number of children the centre has approval for; and 
(ii) One (1) drop-off /pick-up space per 20 children. 

 
C3 The dimension of pick-up / drop-off spaces shall be designed in accordance with User Class 3A 

as defined in AS2890.1. 
 

C4 All pick-up / drop-off spaces shall be located close to a lift, ramp or building entrance and clearly 
sign posted and line marked. Signage and line marking shall comply with AS2890.1. 

 
C5 The number of carparking spaces required shall be in accordance with Part 3A - Car Parking. 

 
C6 Walking routes through the parking area of the child care centre shall be clearly delineated with 

appropriate marking, pedestrian crossing and signposting. 
 

C7 Development Applications shall submit a Car Parking and Traffic Assessment Study and must 
address (but not limited to) the following: 

 
(i) Existing prevailing traffic conditions; 
(ii) The likely traffic generation rate of the proposed centre; 
(iii) The current level of service for key intersection in the locality of the site; 
(iv) The predicted level of service for key intersections in the locality of the site; 
(v) The likely impact of the proposed development on existing traffic flows upon the local road 

network; 
(vi) The suitability of the proposed access arrangements into or from the car parking area in the 

centre, taking into account current and future anticipated traffic conditions; and 
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(vii) Any pedestrian and traffic safety issues. 

 
For traffic generation rates the Road and Maritimes Services (RMS) traffic generation rate (refer 
to Table 1) is to be used as a guide: 

 
Table 1 - Traffic Generation Rate for Child Care Centres 

 
Centre Type Peak Vehicles Trips/ Child 

 7:00am - 
9:00am 

2:30pm - 
4:30pm 

4:00pm - 
6:00pm 

Pre-school 1.4 0.8 - 

Long-day care 0.8 0.3 0.7 

Before / after care 0.5 0.2 0.7 
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7D.1 Introduction 

7D. 1.1  Land to which this Part Applies 
 
The controls in this Part of the DCP apply to land in the City of Botany Bay where freight transport facilities are 
permissible. Freight transport facilities are permitted with the consent of Council in the IN1 – General Industrial 
Zone under the Botany Bay Local Environmental Plan 2013. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Freight transport facilities must comply with all other applicable Parts of the DCP, if there is a 
discrepancy between Part 7D - Freight Transport Facilities and other Parts, the Objectives and Controls of 
Part 7D will always prevail.   
 

7D. 1.2  General Objectives   
 
 

O1 To ensure freight transport facilities are compatible with surrounding land uses; 
 

O2 To minimise the disruption to local traffic;  
 

O3 To identify roads suitable to transport vehicles with containers;  
 

O4 To promote the use of rail  to transport containers to and from the Port; and 
 

O5 To minimise and mitigate impacts from freight transport facilities. 
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7D.2 Design and Layout 
 

Objectives 
 

O1 To ensure the freight transport facilities are compatible with the surrounding land uses; 
 

O2 To ensure development contributes to a high quality landscape environment of the area; 
 

O3 To achieve a coherent site layout that provides a functional and efficient development; and 
 

O4 To minimise any adverse environmental effect on the surrounding area.  
 

 

Controls  
 

General  
 

C1 The following information is required for a freight transport facility application: 
(i) The location of areas for storage of containers, parking, vehicular circulation areas, 

loading/unloading zones, truck waiting zones, administration areas and other site facilities 
(these are to be clearly marked); 

(ii) The number of containers to be stacked on top of each other including maximum height 
above finished surface level;  

(iii) A Traffic and Parking Impact Assessment Report, prepared by qualified and experienced 
traffic engineer, which includes truck routes to and from the site to Port Botany and to the 
classified road network; 

(iv) Details of surface treatment; and 
(v) A site management plan describing means for suppression of dust and noise and protection 

of all paved areas. 
 

C2 Storage of containers shall be screened from view from any street or nearby residential 
development by landscaping or other forms of screening.  
 

C3 Containers are not permitted to be stored between the street and the building line.   
 

C4 Where various uses or activities are proposed to be undertaken, a Site Plan is required and must 
specify the location of where uses or activities are proposed to be undertaken.  

 
 

 
Landscaping 

 
C5 A landscape area of a minimum width of 3 metres shall be provided along all street frontages with 

significant vegetation including large canopy trees to provide a visual screen. 
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7D.3 Neighbourhood Amenity  
 

Objectives 
 

O1 To ensure the freight transport facilities are compatible with the surrounding land uses; 
 

O2 To ensure impacts are minimised on the surrounding areas; 
 

O3 To minimise the noise and vibration impacts; and 
 

O4 To ensure the hours of operation do not have a detrimental impact of the surrounding areas. 
 

 

Controls  
 

General  
 

C1 The proposed development must not interfere with the amenity of the neighbourhood including: 
  

(i) Vibration; 
(ii) Smell; 
(iii) Fumes; 
(iv) Steam; 
(v) Soot; 
(vi) Ash; 
(vii) Dust; 
(viii) Waste water; 
(ix) Waste products;  
(x) Noise; and 
(xi) Light.   

 
C2 Refrigerated and motorised containers shall not be stored adjacent or in close proximity to 

residential zones or uses.  
 

C3 The height to which containers can be stacked is limited to 6 5 metres.   
 

C4 If a development application proposes containers to be stacked higher than 6 5  metres, the 
application demonstrate that the containers stacking will not detrimentally impact amenity of the 
surrounding area and must address the following: 

 
(i) Visual amenity – including the view from the street and adjoining properties; 
(ii) Safety; 
(iii) Noise and vibration; and 
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(iv) Distance to residential zones or uses.  

 
Note: If the subject site adjoins a residential zone or use Council will not permit the stacking of 
containers higher than 6 metres.  
 
Note: The DA is to be accompanied by a container stacking specification that has been prepared 
by a professional engineer, as is defined under the Building Code of Australia. 

 
C5 Smaller machinery such as forklifts shall be operated on LPG rather than liquid fuels. 

 
 
 

Hours of Operation  
 

C6 The hours of operation of freight transport facilities are limited to 7am to 5pm Monday to 
Saturday.  
 

C7 Freight transport facilities which propose to operate outside the allocated time in C6 or which are 
located in close proximity to residential premises must be accompanied by an acoustic & vibration 
report prepared by a suitably qualified acoustic & vibration consultant. The report is to consider 
noise and vibration from truck movement outside of the hours in C6, including the loading and 
unloading of containers. 

 
 
 

Noise and Vibration  
 

C8 Development applications are required to identify: 
 

(i) Relevant noise criteria based on the Office of Environment and Heritage guidelines & 
Council’s Noise Criteria (refer to Part 6 - Employment Zones); 

(ii) All sources of noise; 
(iii) Noise emission levels; and 
(iv) Proposed mitigation measures.  

 
C9 Vibration transmitted must be within the acceptable limits based on the Office of Environmental 

and Heritage guidelines. 
 

 
 

Plan of Management  
 

C10 A Plan of Management (POM) is required to be submitted with a development application. A POM 
is a written report which describes how the ongoing operation of freight transport facility will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
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requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Carparking; 

(vii) plant and equipment; 

(viii)  if no on-site caretaker/site manager, how is the use managed; 

(ix) Deliveries and loading/unloading, including compliance with truck routes; 
(x) Noise and Vibration Impact Assessment; 
(xi) Complaint recording and handling process; and 
(xii) The review process to continuously improve the POM. 

 
 The traffic movements, hours of deliveries, use of parking areas and garbage collection must be 

managed through the POM where a freight transport facility is close to residential premises. 
Where significant amounts of traffic are likely to be generated which could affect residential areas 
or residential zoned land, schedules of vehicle movements and their routes must be provided and 
may be regulated in conditions of consent. 
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7D.4 Parking and Access  
 

Objectives  
 

O1 To ensure vehicular access and servicing are suitable for the proposed use; 
 

O2 To ensure parking and vehicular access does not impact the amenity of the surrounding area;  
 

O3 To ensure the most efficient method of haulage is used; and 
 

O4 To reduce congestion on public roads. 
 

 

Controls 
 

General  
 

C1 All vehicles shall enter and exit the site in a forward direction. In order to demonstrate there is 
adequate manoeuvring area within the site for vehicles enter and exit the site in a forward 
direction, swept path diagrams (in scale) of the largest vehicle accessing the site shall be shown 
on the plans  
 

C2 Weighbridges or control devices which may require trucks entering the site to stop are not 
permitted within 50 metres from a public road.  
 

C3 Vehicles carrying containers are restricted to those roads identified in Figure 1.  
 

Note: If an application includes a route which includes a section of state controlled road, which is 
not approved for B-Doubles, a separate application to Roads and Maritime Services is required.  
 

C4 Land upon which containers are to be moved, cleaned, repaired or stored must be sealed to 
Council's satisfaction. The surface must be impervious, be capable of withstanding axle loads of 50 
tonnes and have a 20 year lifespan. 
 

C5 All vehicles entering or leaving the site, classified under the AS2890.2 as Medium Rigid Vehicle 
(MRV) or larger must: 

 
(i) Comply with Part 5 of the Protection of the Environment Operations Act 1997; 
(ii) Have no impact on the amenity of nearby residents; 
(iii) Have bodies which are kept in good condition and do not have loose attachments which might 

result in their generating excessive noise from body rattles and the like; and 
(iv) Not carry empty containers or like loadings prone to cause unnecessary noise unless all 

reasonable measures have been taken to eliminate such sources of noise. 
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Figure 1 - Travel Restriction Vehicle Routes in the Botany Bay LGA 
 

Source: Roads and Maritime Services 
 

 

 
 
Parking  
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C6 Adequate parking areas shall be provided to accommodate all vehicles including trucks and 

trailers. The parking spaces are to be provided in accordance with the current version of 
AS2890.2.  
 

C7 Employee parking shall be separate from areas where trucks are parked or manoeuvred or where 
containers are stored. Signs are to be erected at the entry indicating the existence and location of 
that parking area. 

 
C8 Car parking is to be provided on the site at the rate specified in Part 3A - Car Parking.  

 
 

 
Loading Bays  

 
C9 Loading and unloading areas shall be provided on the wholly on site. Loading and unloading 

areas shall be designed to accommodate the largest trucks accessing the site in accordance with 
AS 2890.2. Swept paths of the trucks accessing the loading / unloading area shall also be shown 
on the plans. 

 
 

 
B-Double Vehicles 

 
C10 A Development Application which includes the use of B-Double vehicles shall include the following 

documents: 
 

(i) A map showing the proposed B-Double route; 
(ii) Copy of previous development consents for the usage of B-Double vehicles; 
(iii) Details of heavy vehicle trips for the site over the last full known year (should not be greater 

than 2 years from the date of application); and  
(iv) Details of the number of proposed heavy vehicles trips per annum.  
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7D.5 Traffic and Transport Reports 
 

Objective 
 

O1 To ensure that developments consider the traffic, road performance and parking impacts on the 
local and surrounding road networks. 

 
 

Controls 
 

C1 A Traffic and Parking Impact Assessment Report is required for container terminals and other 
freight transport facilities applications and must include:  

 
(i) Full details of the proposed operation (including size of trucks accessing the site, frequency of 

truck movements); 
(ii) Proposed vehicular access, off-street parking, loading/unloading zones, movement and 

maneuverability of all vehicles;   
(iii) The maximium length of vehicles; 
(iv) Truck routes between the site and classified roads;  
(v) Peak traffic flow of the development and adjacent road network; and 
(vi) Details of any potential traffic impacts on the road network system (including intersection 

performance analysis). 
 

C2 A Road Pavement Impact Assessment Report along the local roads of the proposed truck route 
between the site and classified roads shall be prepared by a qualified and experienced consultant 
and submitted to demonstrate that the existing road pavement can perform adequately under the 
anticipated traffic loading generated from the development. The following assessment procedure 
shall be adopted in the road pavement impact assessment report:     

 
(i) Development profile and future traffic volumes and equivalent standard axles (ESA); 
(ii) Scope of assessment and criteria to be adopted; 
(iii) Impact assessment and determination of additional road requirements; 
(iv) Assessing pavement impacts; and 
(v) Determination of any developer contribution required. 
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7F.1  Introduction 

7F.1.1 Land to which this Part Applies 
 
The controls in this Part apply to land in the City of Botany Bay where hotel and motel accommodation are 
permissible.  
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Hotel and motel accommodation must comply with the all other applicable Parts of the DCP, if there is a 
discrepancy between Part 7F - Hotel and Motel Accommodation and other Parts, the Objectives and 
Controls of Part 7F will always prevail.   
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7F.1.2 General Objectives 
 

 
O1 To ensure a high level of amenity and facilities are provided; 

 
O2 To ensure the operation of hotel and motel accommodation does not unreasonably affect the 

amenity of the surrounding area; and 
 

O3 To provide the necessary level of fire safety for occupants and staff.  
 

 
 



 
 

P a g e  | 4 

Part 7F - Hotel & Motel Accommodation                                             Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Hotel &  
Motel 
Accommodation  F 

7F.2 General Requirements    
 

Objectives 
 

O1 To ensure that accommodation within hotels and motels provide sufficient amenity for visitors; 
 

O2 To ensure the operation of hotel and motel accommodation does not unreasonably affect the 
amenity of the surrounding area; and 
 

O3 To ensure appropriate facilities are provided for visitors.  
 

 

Controls  
 

General  
 

C1 The maximum stay permitted is 3 months.  
 

 
 

Design  
 

C2 The main access point is to be located at the main street frontage of the property. Access points 
should be avoided at the boundaries of the property where an impact on noise or privacy could 
result for adjoining residences. 
 

C3 The design of hotel/motel accommodation is to include a Porte chochere at the front of the 
building to accommodate buses, taxis and cars for drop off/pick up. Refer to the relevant desired 
future character statement in Part 4, 5, and 6. 8 or 9, depending on the zoning and locality of the 
development site for further design guidelines. 

 
C4 Landscaping is to be used to soften and minimise noise impacts from courtyards, recreational 

areas and driveways on the surrounding area. Refer to Part 3L Landscaping. 
 

 
 
Sleeping Room Occupancy Requirements 

 
C5 The minimum size for a visitor’s room is 5.5m² for the bedroom floor area for each person staying 

within the room.  
 

C6 An adequate number of beds (each provided with a mattress and pillow) and adequate storage 
space must be provided.  
 

 



 
 

P a g e  | 5 

Part 7F - Hotel & Motel Accommodation                                             Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Hotel &  
Motel 
Accommodation  F 

 
Kitchen Areas 

 
C7 A small bar-type fridge is required in each sleeping room.  

 
C8 A small kitchenette is permitted if adequate cupboards and shelves are provided. 

 
C9 Cooking appliances (other than a microwave and kettle) are not permitted.  

 
 

 
Bathrooms 
 

C10 Bathrooms must be provided in accordance with the Building Code of Australia.  
 

 
 
Noise  

 
C11 The design and operation of hotel and motel accommodation must take into account possible 

noise impacts on adjacent properties and the surrounding area. 
 

 
 
Plan of Management 

 
C12 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 

written report which describes how the ongoing operation of hotel and motel accommodation will 
be managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Details on maximum occupancy rate; 
(vii) Details on maximum period of stay of guests; 
(viii) Measure to minimise unreasonable impacts on adjoining properties; 
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(ix) Proposed rules; 
(x) Maintenance of fire safety; 
(xi) Deliveries and loading/unloading; 
(xii) Managing customers or patrons; 
(xiii) Security details; 

(xiv) Complaint recording and handling process; and 
(xv) The review process to continuously improve the POM. 

 
 

Fire Safety  
 

Note: Hotel and motel accommodation is defined as a Class 3 building under the Building Code 
of Australia.  
 

C13 The building is to comply with Parts C, D and E of the Building Code of Australia (BCA).  
 

C14 Each room is to comply with Parts C, D, E and F5 of the BCA so as to ensure there is adequate 
fire safety in the building and adequate sound insulation between each room.  
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7G.1 Introduction 
 
Licensed and late-night trading premises contribute significantly to the local economy and broaden the social 
and cultural profile of the local government area. It furthers the vibrancy and diversity of the urban environment 
beyond the normal business hours. Nevertheless, the operation of these premises and associated activities 
may also have adverse impacts on the adjoining uses and nearby communities.  
 
The intent of this Part of the DCP is to ensure these premises are appropriately located with suitable trading 
hours whilst maintaining the amenity of the local communities and residents. The controls contained in this 
section of the DCP provide guidance to the community and proponents in regard to the suitable location and 
operation hours of these premises and present design options to address common safety issues.   

7G. 1.1 Land to which this Part Applies 
 
This Part of the DCP applies to development applications which propose: 
 

(i) Hours of operation between 10pm and 7am; 
(ii) Refurbishments, additions or extensions that will result in an intensification of an existing use which has 

a council consent for hours of operation between 10pm and 7am; 
(iii) An extension or renewal of trial  hours of operation as prescribed in this DCP; or  
(iv) Approval for outdoor trading beyond 8pm.  

 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Zones 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 8 - Character Precincts  
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Licensed and late-night trading premises must comply with all other applicable Parts of the DCP, if there 
is a discrepancy between Part 7G - Licensed and Late-night Trading Premises and other Parts, the 
Objectives and Controls of Part 7G will always prevail.   
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7G.1.2  Licensed and Late-night Trading Premises 
 
Licensed and Late-night Trading Premises are divided into two categories: “Low Impact” and “High Impact”. 
The definition of “Low Impact” and “High Impact” premises are as follow: 
 
Category 1 - Low Impact 

Category 1 premises includes any premises, hotels, pubs or clubs, within the meaning of  the Liquor Act 
2007,  which: 
 
(i) Has  capacity for 70 patrons or less and possesses a designated as a general bar licence;  
(ii) Has an on-licence that does not contain any of the characteristics showing in a High Intensity area 

development; or 
(iii) Premises where the purpose of the business is for the sale or supply of liquor to be consumed within 

the premises, (restaurant), but does not contain any of the characteristics showing in a High Intensity 
area development. 

 
Category 2 - High Impact 
Category 2  premises includes any premises, hotels, pubs or clubs within the meaning of the Liquor Act 2007:  
 

(i) That is not a designated as a general bar licence; 
(ii) Has a capacity of 70 or more patrons including both inside and outside the premises; or 
(iii) A karaoke venue where liquor is supplied or sold for on site consumption.  

7G. 1.3 General Objectives   
 
 

O1 To minimise adverse impacts to nearby residential developments or other sensitive uses; 
 

O2 To ensure licensed and late-night trading premises are compatible with the adjoining land uses;  
 

O3 To ensure operators of these premises adopt good management practices; 
 

O4 To promote licensed & late-night trading premises that contribute to the vibrancy and diversity of 
the urban environment; 
 

O5 To encourage a diversity of night-time activities; 
 

O6 To avoid over concentration of licensed & late-night trading premises within an area; 
 

O7 To provide opportunities to licensed & late-night trading premises to extend trading hours where 
ongoing good management is demonstrated during the trial periods; and 
 

O8 To ensure that licensed & late-night trading premises do not operate exclusively during night 
hours.  



 
 

P a g e  | 4 

Part 7G - Licensed & Late-night Trading Premises                            Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Licensed & 
Late night 
Trading Premises G 

 

7D.2 Neighbourhood Amenity 
 

Objectives 
 

O1 To ensure that licensed and late-night trading premises are compatible with the surrounding land 
uses; 
 

O2 To ensure impacts are minimised on the surrounding areas; 
 

O3 To minimise the noise and vibration impacts; and 
 

O4 To ensure the hours of operation do not have a detrimental impact of the surrounding areas.  
 

O5 To minimise adverse impacts to the adjoining uses and public spaces; 
 

O6 To ensure the activities within the premises do not extend to the streets or public domain;  
 

O7 To maximise the opportunity of passive surveillance; 
 

O8 To minimise congestion and loitering outside the premises;  
 

O9 To enable the efficient movement of patrons between the venues and the street; and 
 

O10 To encourage positive patron behaviour. 
 

 

Controls  
 

General  
 

C1 The following information is required to be submitted for a licensed and late-night trading 
premises Development Application: 

  
(i) The location  and context of the proposed or existing development; 
(ii) The surrounding uses;  
(iii) The specific nature of the premises (i.e. pubs, nightclub, café and restaurant); 
(iv) The existing (if currently in operation) and proposed hours of operation; 
(v) The hours of operation of the surrounding businesses; 
(vi) The size and capacity of the premises, (if applicable) the proposed size and capacity of the 

premises;  
(vii) The potential cumulative impacts of the proposed uses; 
(viii) The likely operation of the proposal during day time hours; 
(ix) The likelihood of a substantially altered locality character as a result of the development  
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proposed; 

(x) Safety, security, and crime prevention measures for within the premises and the surrounding 
public domain; 

(xi) The proximity and access to a public transport system during night times; 
(xii)  A recommendation made by NSW Police in regard to the proposed development; and 
(xiii) A draft Plan of Management. 

 
C2 Premises shall not result in a cluster of licensed and late-night trading premises (refer to Figure 

1).  
 

Figure 1 - Cluster 
 

Figure to be inserted at a later date. 
 

 
C3 One main controlled entry and exit point for the premises is to be provided. 

 
C4 The main entrance is to function as an emergency exit. 

 
C5 Clear venue identification (i.e. street number and venue name) is to be provided at the front 

premises. 
 
Note: Council approval may be required for signage and advertising structures (refer to Part 3D - 
Signage).   
 

C6 Queuing and waiting areas within the public footpath area are to be clearly identified and must not 
interfere with the pedestrian movement along a public footpath (e.g. the use of removable bollards 
or use of paving materials and colour).  
 
Note: The queuing and waiting areas of the premises must be clearly identified on the 
development application and plans and must be approved by Council.  
 

C7 The queuing/waiting area must not protrude in front of neighbouring properties. 
 

C8 A physical end point for the queuing area shall be provided. 
 

C9 Signs shall be placed at entry and exit point of the premises to communicate standards of 
behaviour to patrons (e.g. minimise noise whilst leaving the premises). 
 

C10 Development Applications shall demonstrate how the design and operation of the licensed and 
late-night trading premises complies with “Alcohol & Licensed Premises: Best Practice in 
Policing”.  
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Noise 

 
C11 Noise impacts and effects must fall within appropriate levels and comply with the Protection of the 

Environment Operations Act 1997 and the POEO (Noise Control) Regulations 2008. 
 

C12 Noise absorbing materials shall be installed (such as using carpet instead of hard flooring). 
 

C13 Loud speaker and noise generating devices are not permitted to be located near windows and 
doors. 
 

C14 Licensed & late-night trading premises shall be located in close proximity to public transport and 
in high pedestrian and traffic flow areas. 

 
 
 

Safety and Security  
 

C15 Development Applications shall demonstrate compliance with the Building Code of Australia and 
relevant fire safety requirements.  
 

C16 Clear glazed windows shall be installed along the frontages and entry/exit points of the premises. 
 

C17 Blank walls along the street are not permitted. 
 

C18 Clear sight lines are to be provided to these premises. 
 

C19 Where possible, queuing area shall be provided within the premises. 
 

C20 Entry and exit points shall be well lit and surveillance cameras are to be installed. 
 

C21 Security or crowd controllers are required at entry and exit points of clubs and pubs to monitor the 
behaviour of patrons and number of patrons entering and exiting the premises;  
 
Note: As a general guide, one approved security or crowd controller per 100 patrons.  
 

C22 Pedestrian routes to the car park shall be appropriately illuminated and passive surveillance 
provided. 
 

C23 External furniture and equipment (i.e. bollards) must be removed at the end of the approved 
trading hours and stored inside the premises. 
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7G.3 Hours of Operation   
 
Hours of operation are an important consideration and depend on not only the successful management of the 
use, but also what the impacts extended hours of operation have on the area.  
 
The hours of operation of a licensed and late-night trading premises are divided into two categories: “base” 
and “extended” hours of operation.  
 
Base Hours of Operation  
 
Base hours of operation are the standard hours of operation that a licensed and late-night trading premise is 
permitted to operate if a development application is approved. 
  
Extended Hours of Operation  
 
Council may grant the extension of the hours of operation on a trial basis.  
 
Extended hours of operation may be permitted by council if: 
 

(i) The application demonstrates the premises has been (or will be) well managed; and  
(ii) If the application is compliant with a Plan of Management. 

 
Prior to the expiry of the trial period, a new development application is to be submitted to Council to either 
renew the existing trial hours or to seek an extension of trading hours. Otherwise, the trading hours of the 
premises will revert back to the base hours of operation. 
 

Objectives 
 

O1 To ensure the hours of operation do not have a detrimental impact of the surrounding areas; and 
 

O2 To ensure the hours of operation provide a safe and secure environment. 
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Controls  
  

C1 The hours of operation for licensed and late-night trading premises are limited to the times 
indicated in Table 1.  
 

C2 Licensed & late-night trading premises which propose to operate outside the allocated time in 
Table 1 or which are located in close proximity to residential premises must be accompanied by 
documentation to demonstrate the proposed hours of operation will not impact the surrounding 
areas: 

 
(i) Amenity (noise and light); 
(ii) Safety and security; or 
(iii) Traffic 

 
Table 1 - Hours of operation for Licensed and Late-night Trading Premises 

 

 Category 1 - Low Impact Category 2 - High Impact 

Base Hours Extended Hours Base Hours Extended Hours 

Indoor 
Hours of 
Operation  

8am - 10pm 7am - Midnight 10am - 10pm 9am - 11pm 

Outdoor 
Hours of 
Operation  

9am - 9pm 8am - 10pm 10am - 8pm 10am - 9pm 

 
Note: High Impact Premises will have restricted operation hours to reduce the impacts on the 
amenity of the area.  
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7G.4 Trial Periods  
 
All development applications for extended hours of operation (beyond the hours identified in Table 1) will be 
subjected to a trial period. The duration of the trial period will be restricted to enable Council to appropriately 
assess the ongoing management performance of the premises and consider the impacts to the adjoining 
properties and locality.  
 
In addition, it permits Council to review the conditions of the development consent and respond to issues 
which may arise during the operation of the premises or changes in the late-night character of the local 
government area. 
 
If Council considers that a trial period is unsatisfactory (e.g. complaints made by adjoining properties, unable 
to comply with the Plan of Management), the trading hours of the premises will revert back to the base hours 
or approved hours. 
 
Development applications for the renewal or extension of the trial hours of operation must be lodged  with 
Council 30 days before the expiry of the trial period. It is at Council’s discretion to enable licensed & late-night 
trading premises to continue to trade under the existing approved trial hours prior to the determination of the 
new development application.  
 
If a development application is not lodged to Council within 30 days from the expiry of the trial period, the 
premises is to be reverted back to the approved base trading hours.  

 

Objectives  
 

O1 To ensure appropriate management of licensed and late-night premises; and 
 

O2 To ensure amenity impacts to the adjoining properties and locality are acceptable.  
 

 

Controls 
 

C1 Council will only grant consent to the renewal or extension of the hours of operation following the 
completion of a satisfactory trial period and if the licensed and late-night trading premises 
demonstrates the following: 

 
(i) Good management performance;  
(ii) Compliance with the approved Plan of Management; and 
(iii) A satisfactory reponse to unforeseeable matters that arise during the operation of the 

premises. 
 

C2 Trial periods may be permitted up to the following durations: 
 

(i) First trial - 1 year. 
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(ii) Second trial - 2 years. 
(iii) Third and subsequent trial - 5 years. 

 
C3 After the successful completion of the third trial period, a development application must be lodged 

every 5 years to renew the hours of operation.  
 

C4 If the Council determines that a trial period has been unsatisfactory then trading hours will revert to 
the base hours of operation, or whatever hours have been approved as the maximum trading 
hours.   

 
 
 
 



 
 

P a g e  | 11 

Part 7G - Licensed & Late-night Trading Premises                            Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Licensed & 
Late night 
Trading Premises G 

7G.5 Plans of Managment 
 
The intent of the Plans of Management (POM) is to ensure the proponents/operators of the premises have 
considered and addressed any potential impact that may occur during the operation of the licensed & late-
night trading premises. In addition, it enables Council to consider the potential impacts of the proposal.  
 
Plans of Management are to provide information in relation to the operational and contextual aspect of the 
premises (e.g. locality description, noise emission, number of patrons, hours of operation, security numbers, 
etc.) and present preventative measures (e.g. crowd control procedures, noise and waste management, etc.) 
to be undertaken by the operators to minimise adverse impacts on the adjoining land uses and ensure the 
premises will be appropriately managed.  
 
It is the responsibility of the licensees or operators to ensure the premises is appropriately managed and 
display sensitivity to the impact of the premises on the liveability of neighbourhoods.  
 

Objectives 
 

O1 To ensure the licensed and late-night trading premises are compatible with the surrounding land 
uses; 
 

O2 To ensure impacts on the surrounding area are minimised; 
 

O3 To minimise the noise and vibration impacts; and 
 

O4 To ensure the hours of operation do not have a detrimental impact on the surrounding areas. 
 

 

Controls 
 

C1 A Plan of Management (POM) is required to be submitted with a development application. A POM 
is a written report which describes how the ongoing operation of licensed & late-night trading 
premise will be managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
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(v) Staffing  and organisation overview; 
(vi) Any Liquor Licences and/or entertainment approvals; 
(vii) Identification of the likely common pedestrian routes; 
(viii) Deliveries and loading/unloading; 
(ix) Managing customers or patrons; 
(x) Security details; 
(xi) Noise and Vibration Impact Assessment; 
(xii) Shadow Analysis; 
(xiii) A schedule of proposed entertainment times (ie live bands) for each day of the week;  
(xiv) Complaint recording and handling process; and 
(xv) The review process to continuously improve the POM. 

 
C2 The POM is required to be reviewed at the conclusion of every trial period. Where necessary, the 

POM may be required to be revised to maintain or improve the level of amenity and safety to 
nearby landuses and communities and to address unforeseeable issues, impacts or events raised 
during the operation of the premises. 
 

C3 The review of the POM will consider (but not be limited to):  
 

(i) Complaints received by Council and the Casino, Liquor and Gaming Control Authority; 
(ii) Inspections conducted by Council officers during the trial period; and 
(iii) Consideration of Police complaints. 
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7H.1  Introduction 

7I.1.1 Land to which this Part Applies 
 
The controls in this Part of the DCP apply to land in the City of Botany Bay where neighbourhood shops are 
permissible. Neighbourhood shops are permitted with the consent in the following zones:  
 

 R2 - Low Density Residential 
 R3 - Medium Density Residential 
 R4 - High Density Residential 
 B1 - Neighbourhood Centre 
 B2 - Local Centre 
 B3 - Commercial Core 
 B4 - Mixed Use 
 B5 - Business Development 
 B7 - Business Park 
 IN1 - General Industrial 
 IN2 - Light Industrial  

 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Neighbourhood shops must comply with the all other applicable Parts of the DCP. If there is a 
discrepancy between Part 7H - Neighbourhood Shops and other Parts, the Objectives and Controls of Part 
7H will always prevail.   
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7H.1.2 General Objectives 
 
 

O1 To encourage neighbourhood shop development within areas that serve the community’s 
everyday needs; 
 

O2 To ensure the appropriate concentration of neighbourhood shops in the City of Botany Bay; 
 

O3 To ensure neighbourhood shop design integrates with the character of the existing streetscape; 
 

O4 To maintain the amenity of surrounding areas by enabling neighbourhood shops to operate with 
minimal adverse impacts to surrounding properties in terms of privacy and safety; and 
 

O5 To ensure neighbourhood shops are appropriately designed to facilitate a high level of safety and 
security on and surrounding the premises.	
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7H.2 General Requirements  
 

Objectives 
 

O1 To prevent an over concentration of neighbourhood shops; 
 

O2 To ensure neighbourhood shops are consistent with the existing character of an area; and  
 

O3 To protect the amenity of the surrounding area.  
 

 

Controls  
 

Location  
 

C1 In R2 Low Density Residential and R3 Medium Density Residential zones, all new Neighbourhood 
shops should not to be located within a radius of 200 metres of another Neighbourhood shop. 
 

C2 Neighbourhood shops must be designed and sited to minimise disturbance to adjacent and 
surrounding properties and must: 
 
(i) Be in or adjacent to business and industrial zones; and 
(ii) Be in close proximity to public transport. 

 
 
  
Design  
 

C3 The building form and design of new neighbourhood shops are to be in character with the existing 
streetscape.  
 

C4 Neighbourhood shop development should include shop top housing where the use is permissible. 
 

C5 Where shop top housing is included in neighbourhood shop development, the residential 
component must be integrated into the shop development, and not designed as a separate 
enclosed development. 

 
C6 Provision of rubbish bins must be made available in store for customer use, limiting of potential 

littering and disruption to the area surrounding the shop. 
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Operation  
 

C7 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of the neighbourhood shop will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Measures to minimise unreasonable impacts on adjoining properties; 
(vii) Maintenance of fire safety; 
(viii) Deliveries and loading/unloading; 
(ix) Managing customers or patrons; 
(x) Security details; 
(xi) Complaint recording and handling process; and 
(xii) The review process to continuously improve the POM. 
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7I.1  Introduction 
 
Data from the census illustrates that a larger proportion of residents of the City of Botany Bay profess a 
religion compared to that of greater Sydney region and a smaller proportion stated they had no religion. Places 
of public worship are therefore an important element of the Botany Bay community. They provide central 
venues for people of all backgrounds to congregate for regular worship services, key community events, 
meetings and special festivals. Often these functions can attract a significant amount of people, which can 
result in potential impacts on neighbouring properties.  

 
In order to minimise potential impacts proposals for places of public worship are required to address a range of 
factors, including appropriate site selection, design, car parking and traffic generation, height, building 
setbacks, landscaping, noise and solar access. 

7I.1.1 Land to which this Part Applies 
 
The controls in this Part of the DCP apply to land in the City of Botany Bay where places of public worship are 
permissible. Places of worship are permitted with the consent in the following zones:  
 

 R2 - Low Density Residential 
 R3 - Medium Density Residential 
 R4 - High Density Residential 
 B1 - Neighbourhood Centre 
 B2 - Local Centre 
 B3 - Commercial Core 
 B4 - Mixed Use 
 B5 - Business Development 
 B7 - Business Park 
 RE2 - Private Recreation 

 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Places of public worship must comply with the all other applicable Parts of the DCP, if there is a 
discrepancy between Part 7I - Places of Public Worship and other Parts, the Objectives and Controls of Part 
7I will always prevail.   
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7I.1.2 General Objectives 
 
 

O1 To ensure that the scale, and intensity of a place of worship is compatible with the existing and 
desired future character of the area; 
 

O2 To maintain and protect the amenity of the surrounding locality, especially in residential areas; 
and 
 

O3 To encourage the location of larger places of public worship on land zoned for business or 
industrial purposes. 
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7I.2 Design and Layout  
 

Objectives 
 

O1 To ensure places of public worship are designed in order to maintain the predominant character 
of the area; 
 

O2 To ensure that the bulk and scale of places of public worship is consistent with the scale of 
existing or likely future development in the City of Botany Bay; 
 

O3 To establish appropriate setbacks and enable an adequate area for landscape area and planting; 
and 
 

O4 To ensure sufficient separation between buildings to reduce overshadowing, loss of privacy or 
undue noise. 

 
 

Controls  
 

C1 Places of public worship are to be designed and landscaped in a manner that enhances the 
quality and visual amenity of the streetscape. 

 
C2 Any spire, tower or similar structure must be considered on the basis of the form / bulk, scale and 

height of the structure and its relationship with the surrounding character of the locality. 
 

C3 The entrance of a place of public worship shall be located at the front of the building. 
 

C4 Where possible public areas within the place of public worship shall overlook the car parking area 
and other public areas surrounding the building. 
 

C5 Car parking shall make provision for overflow car parking for Special Festival days.  
 

C6 Car parking area shall be located: 
 
(i) Near the street frontage; 
(ii) To minimise conflict with vehicle movements for the other uses on the site; and 
(iii) Close as possible to any buildings to minimise on-street car parking.  
 
Refer to Part 3A – Car Parking. 
 

C7 Front, side and rear setbacks are to be landscaped, providing a dense visual buffer to adjoining 
developments in accordance with Part 3L - Landscaping.  
 

C8 Car parking areas are to be screened from adjoining properties and the street by landscaping. 
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Residential Zones 
 

C9 Places of public worship in a residential zone shall be designed to maintain the character of the 
residential area. Refer to Part 8 – Character Precincts. 
 

C10 Where a place of public worship has a dual street frontage, the development must address both 
streets, by using windows, architectural features and surveillance. 
 

C11 Places of public worship located within residential zones shall have a maximum site coverage of 
50%. 

 
 
 
Floor Space 
 

C12 The maximum FSR of development must comply with the Floor Space Ratio Map in the Botany 
Bay Local Environmental Plan 2013. 

 
 
 
Setbacks 
 

C13 New buildings must be setback from the front, side and rear boundaries in accordance with Table 
1. 
 

C14 New development should, where possible be consistent with the setback of existing development 
on adjacent sites. 

 
Table 1 - Setbacks for Places of Public Worship 

 

Boundary 
 

Landscaping 
Setback 

Building setback 
 

Front - to a non-classified 
road 

 
3 metres 

9 metres 
 (Refer to Note 2 for corner sites) 

Front - to a classified road 4 metres 9 metres 
 (Refer to Note 2 for corner sites) 

Side - adjoining a non-
residential use/zone 
including lane 

2 metres 2 metres 
(Refer to Note 2 for corner sites) 

Side - adjoining a 
residential use/zone or in 3 metres 3 metres 

(Refer to Note 2 for corner sites) 
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the Council’s opinion the 
building impacts on the 
streetscape 

Rear 
(Refer to Note 1) 

Nil to 3 metres Nil to 3 metres 

 
Notes: 

1. The setback will depend on the character of the site and its surrounds. Please check with Council. 
Rear boundary walls are to be treated aesthetically. 

2. New development on sites that have a corner frontage is to provide a 9-metre minimum setback to 
the main street/road and a minimum 3 - metre setback to the secondary road/street. 
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7I.3 Neighbourhood Amenity   
 

Objectives 
 

O1 To ensure that the scale and intensity of places of public worship is compatible with and maintains 
neighbourhood amenity; 
 

O2 To minimise the noise levels from places of public worship upon neighbouring or nearby 
properties; and 
 

O3 To minimise the overshadowing impact of places of public worship on the amenity of adjoining 
developments. 

 
 

Controls  
 

General  
 

C1 A place of public worship shall be located a minimum of 150 metres in radius from any other 
existing or approved place of public worship in order to minimise potential traffic generation, 
noise or amenity impacts on the surrounding locality. 
 

C2 Places of public worship with a seating capacity over 250 people are only permitted in business 
or industrial zones. 

 
  

 
Noise 

 
C3 A noise impact assessment report, prepared by a suitably qualified and experienced acoustic 

consultant shall be submitted with any Development Application for new places of public worship 
or any proposed alterations to an existing place of public worship where Council is of the opinion 
the development may result in potential adverse noise impacts upon the surrounding locality.  
 
The report is required to address the following issues: 

 
(i) Hours of operation; 
(ii) Details of special events; 
(iii) Existing background noise levels; 
(iv) Predicted noise emission levels based on the size and nature of the proposed place of public 

worship and associated activities; 
(v) Assessment of all potential noise sources on-site, including vehicles, bells, musical 

instruments, singing and calling etc; and 
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(vi) Proposed noise mitigation measures, including any design amendment, landscaping 
requirements and restrictions on the hours of operation of the development. 

 
 

 
Solar Access 

 
C4 Where council is of the opinion that a proposal may have an impact on over shadowing on 

adjoining residential buildings, the applicant shall provide shadow diagrams to the satisfaction of 
Council. Shadow diagrams will be required for hourly intervals between 9:00am and 3:00pm for 
21 June. 

 
C5 Adjoining principal areas of private open space for residential development must receive sunlight 

into at least 50% of the required open space between 9:00am and 3:00pm on 21 June. 
 
C6 Design must avoid overshadowing upon an existing solar collector of an adjoining residential 

dwelling. This includes solar hot water systems, photovoltaic panels or similar structures. 
 

 
 
Lighting 

 
C7 Where the hours of operation are after sunset, the car parking areas and any other public areas 

shall be provided with lighting. 
 
C8 Applications for lighting need to be accompanied by detailed light spill plans in accordance with 

AS 4282 – 1997 Control of the Obtrusive Effects of Outdoor Lighting. This standard sets out 
criteria relative to property boundaries of existing buildings and for the location of buildings within 
vacant properties. Detail on vertical luminance criteria and impact on adjoining properties should 
be provided with all applications. 
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7I.4 Plan of Management  
 

Objective 
 

O1 To provide certainty about the ongoing management practices of the proposed development and 
to minimize impacts on the local community. 

 
 

Controls  
 

C1 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of place of public worship will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Schedule of regular services held and special events held throughout the year; 
(vii) Estimated number of people to be in attendance at regular services, special events and those 

other times where it is described that the place of public worship will be in use; 
(viii) A list of the types of community purposes that the building may be used for outside regular 

services; 
(ix) Measures in place to manage parking and local traffic when a special event is scheduled; 
(x) Contact persons who will be responsible for complaints handling; 
(xi) Guidelines for staff for using the site facilities and equipment; 
(xii) Deliveries and loading/unloading; 
(xiii) Managing worshipers and visitors; 
(xiv) Security details; 
(xv) Complaint recording and handling process; and 
(xvi) The review process to continuously improve the POM. 
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7J.1  Introduction 

7J.1.1 Land to which this Part Applies 
 
The controls in this Part of the DCP apply to land in the City of Botany Bay where a use involves the 
preparation or storage of food.  
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 5 - Buseiness Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Uses Involving the Preparation or Storage of Food must comply with the all other applicable Parts of 
the DCP, if there is a discrepancy between Part 7J - Uses Involving the Preparation or Storage of Food 
and other Parts, the Objectives and Controls of Part 7J will always prevail.   
 

7J.1.2 General Objective 
 

 
O1 To ensure that uses involving the preparation and storage of food comply with the relevant 

standards.  
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7J.2 General Requirements 
 

Objective 
 

O1 To ensure that uses involving the preparation and storage of food comply with the relevant 
standards.  

 
 

Controls  
 

C1 The construction, use and operation of the premises shall comply with the provisions of the 
Standard 3.2.3 of the Australian New Zealand Food Standards Code, Food Act 2003 and Food 
Regulation 2010. Details are to be provided on the plans submitted with the Development 
Application. 
 

C2 An application shall be made to Council for registration of the food premises prior to the issuing of 
the occupation certificate. These forms are available from Council. 
 

C3 Design of mechanical exhaust ventilation systems shall comply with the requirements of AS1668 
and details are to be submitted at the Construction Certificate stage. 
 

C4 A Trade Waste Agreement shall be obtained from Sydney Water in relation to the process of 
waste water. A copy of the Agreement is to be provided to Council prior to the issue of the 
Construction Certificate. 

 
C5 An employee within the organisation must have completed the Food Safety Supervisor course. 

 
C6 Uses likely to emit air pollutants (including odour) shall demonstrate that best practicable means 

of control of air pollutants (and odour) will be applied to the proposed development. The applicant 
shall outline the type, quantity and quality air pollutants that are likely to be emitted, the collection 
and treatment proposed prior to discharge and methods to be employed to minimise fugitive 
emissions.  
 
Note: For Best Management Practices for odour control please refer to 
www.environment.nsw.gov.au  
 
Note: Council may require the submission of an Odour Report addressing Control C6 above. 
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7L.1 Introduction 

7L. 1.1  Land to which this Part Applies 
 
The controls in this Part of the DCP apply to land in the City of Botany Bay where serviced apartments are 
permissible.  
 
Serviced apartments are permitted with the consent of Council in the following zones under the Botany Bay 
LEP 2013: 
 

 B2 - Local Centre 
 B3 - Commercial Core 
 B4 - Mixed Use 
 B5 - Business Development. 

 
Serviced apartment means a building (or part of a building) providing self-contained accommodation to 
tourists or visitors on a commercial basis and that is regularly serviced or cleaned by the owner or manager of 
the building or part of the building or the owner’s or manager’s agents. 
 
Note. Serviced apartments are a type of tourist and visitor accommodation. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 4 - Residential Development 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Serviced apartments must comply with the all other applicable Parts of the DCP. If there is a 
discrepancy between Part 7L - Serviced Apartments and other Parts, the Objectives and Controls of Part 7L 
will always prevail.   
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7L. 1.2  General Objectives   
 
 

O1 To ensure that the amenity of surrounding residential land uses are not compromised; and 
 

O2 To provide this type of accommodation in close proximity to Sydney (Kingsford Smith) Airport to 
service the needs of national and international guests.  
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7L.2 General Requirements 
 

Objectives 
 

O1 To ensure that the design and management of accommodation presents a high standard of 
amenity to guests and protects the amenity of surrounding uses. 

 
 

Controls  
 

General  
 

C1 The maximum period for occupation of a serviced apartment is 3 months. 
 

C2 Occupants cannot use a serviced apartment as a permanent residential address. 
 

C3 Each bedroom shall not accommodate more than two persons. 
 

C4 If an application proposes to convert a serviced apartment development or a building that has 
been used as serviced apartments to a residential building then compliance with Clause 6.10 of 
the Botany Bay Local Environmental Plan 2013 and Part 4C of this DCP is required. 

 
 

 
Design  

 
C5 Sleeping rooms are to provide a minimum 5.5m² per occupant where habitation is for more than 

28 consecutive days.  
 

C6 Sleeping rooms are to provide a minimum 3.25m² per occupant where habitation is for less than 
28 consecutive days.   

  
C7 Where a development proposes serviced apartments in conjunction with a residential flat building 

the entire development must address the requirements of State Environmental Planning Policy No 
65—Design Quality of Residential Flat Development. 
 

C8 Where a development proposes serviced apartments in conjunction with residential apartments, 
the units to be provided as serviced apartments must not be located on the same floor as 
permanent residential apartments. Communal open spaces are not to be accessible from 
serviced apartments. Separate ground floor lobbies and lifts for access to the different uses within 
the building must be provided.  
 

C9 Developments are to be designed to minimise visual and acoustic privacy impacts to residential 
land uses within the immediate vicinity. (The immediate vicinity includes residential buildings 
directly adjoining the boundary of the site and buildings on the opposite side of a road way or 
pedestrian/cycle link.) 
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C10 The main access point is to be located at the main street frontage of the property.  

 
Note: Access points apart from emergency exits should be avoided at the boundaries of the 
property where an amenity impact could be created to adjoining developments.  

 
 

 
Facilities  
 

C11 A wash tub, washing machine and clothes drying facilities are to be provided within each serviced 
apartment.  
 

C12 Communal washing facilitates, bathrooms and kitchen areas shall not be provided within a 
serviced apartment building.  
 

C13 A refrigerator to maintain food below 5 degrees Celsius must be provided in each apartment.  
 

C14 If cooking facilities and food preparation areas are provided within individual apartments they 
must not be located in sleeping rooms. 

 
C15 Tiered sleeping facilitates (e.g. bunk beds) are not permitted within serviced apartments.  

 
C16 A garbage room including recycling facilities is to be provided within the building or basement 

level/s.  
 

C17 Storage facilities are to be provided within each serviced apartment to cater for clothing and travel 
luggage.  
 

C18 Toilet and shower facilities within each serviced apartment shall comply with the provisions of the 
BCA. 

 
 

 
Plan of Management  

 
C19 A Plan of Management (POM) is required to be submitted with a development application. A POM 

is a written report which describes how the ongoing operation of serviced apartment development 
will be managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 
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(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Shuttle bus details; 
(vi) Staffing details; 
(vii) Details on maximum period of stay for guests; 
(viii) Details on maximum occupancy rates; 
(ix) Guidelines for staff for using the site facilities and equipment; 
(x) Deliveries and loading/unloading; 
(xi) Managing customers or patrons; 
(xii) Security details; 
(xiii) Noise and Vibration Impact Assessment; 
(xiv) Shadow Analysis; 
(xv) Complaint recording and handling process; and 
(xvi) The review process to continuously improve the POM. 

 
 The traffic movements, hours of deliveries/service , use of parking areas and garbage collection 

must be managed through the POM. Where significant amounts of traffic are likely to be 
generated which could affect residential areas or residential zoned land, schedules of vehicle 
movements and their routes must be provided and may be regulated in conditions of consent. 

 
C20 An Emergency Management and Evacuation Plan must be prepared.  

 
C21 Evacuation procedures for the building must be displayed within each apartment, lobby and public 

circulation space.  
 

 
 
Fire Safety  

 
Note: Serviced apartments are defined as a Class 3 building under the Building Code of 
Australia.  
 

C22 The building is to comply with Parts C, D and E of the Building Code of Australia.  
 

C23 Each serviced apartment is to comply with Parts C, D, E and F5 of the BCA so as to ensure there 
is adequate fire safety in the building and adequate sound insulation between apartments.  
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7O.1  Introduction 
This Part does not apply to swimming pools used as recreation facilities and which are defined separately as 
either a ‘recreation facility indoor’ or a ‘recreation facility outdoor’ under Botany Bay Local Environmental Plan 
2013. 

 
Note: Swimming Pools are also required to comply with the following legislation:  
 Swimming Pools Act 1992 and the Swimming Pools Regulations 2008;  
 Swimming Pools (Amendment) Act 2012; 
 Part 3.9.3 of the Building Code of Australia (BCA);  
 Australian Standard 1926.1-2012 Swimming pool safety – Safety barriers for swimming pools 
 Australian Standard 1926.2-2007 Swimming pool safety – Location of safety barriers for swimming pools; 
 Australian Standard 1926.3–2010 Swimming pool safety - Water recirculation systems; and  
 Australian Standard 3000-2007 (Australian/New Zealand Wiring Rules) for all electrical installations 

including underwater lighting.  
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7O.2  General Requirements  
 

Objectives 

O1 To ensure that swimming pools and spas are sited to minimize acoustic and visual amenity impacts 
on adjoining properties;  
 

O2 To ensure that swimming pools are sited and designed to maximize solar energy and thermal 
heating whilst being adequately shaded; and 
 

O3 To maintain a level of privacy for swimming pools without compromising the amenity of the 
surrounding neighbourhood. 

 
 

Controls  

C1 Development must comply with the maximum site coverage requirements of the relevant Parts of the 
DCP.  
 
Note: Swimming pools are included within ‘site coverage’ calculations and are not included as 
‘landscaped area’. 
 

C2 Swimming pools and spas must be located at ground level. Where a site slopes, swimming pools 
and associated structures (like decks or coping) must not be elevated more than 500mm above 
existing ground level.  
 

C3 Any structure that is elevated above ground level must be suitably screened by planting, details of 
which are to be provided on the landscape plan. 
 

C4 A Geotechnical report is required where the site is located in a groundwater exclusion zone.   
 

C5 An acid sulfate soils evaluation is required where the site is located within a potential acid sulfate 
area. Where acid sulfate soils are found to exist, an Acid Sulfate Soils Management Plan will be 
required. 
 

C6 A contamination assessment may be required (refer to Part 3K - Contamination). 
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Setbacks  
 

C7 Swimming pools and spa pools are to be located at the rear of properties and not within the front 
setback. 
 

C8 The following minimum setbacks are required for swimming pools and spas (refer to Figure 1): 
 

(i) 1m from side boundaries; 
(ii) In cases where a proposed pool adjoins a habitable room of a neighbouring dwelling, a setback 

greater than 1.5 metres may be required by Council in order to protect the amenity of residents; 
and  

(iii) Setbacks are required to accommodate existing trees including their root systems, as well as 
trees on adjoining properties. 

Landscaping  
 

C9 All existing significant trees are to be retained and the pool sited accordingly (including trees on 
adjoining properties). 

 
C10 Where a swimming pool is proposed in the vicinity of an existing tree an arborist’s report may be 

required by Council at the development application stage to ensure that the tree can be retained 
without damage. 

 
Amenity 
 

C11 The lighting of pools and spas must be designed to avoid light spill onto adjoining habitable rooms 
and the private open space of adjoining dwellings. Low level lighting is to be used.  
 

C12 Equipment associated with a swimming pool or spa must be located in a soundproof enclosure and 
setback from any adjoining buildings. Details of the soundproof enclosure must be included within 
the development application plans.  
 

C13 Direct sightlines into neighbouring residential properties must be reduced. 
 
Fencing 
 

C14 All swimming pool safety fences and requirements for spas must comply with the relevant Acts, 
Regulations and Australian Standards. 

 
Aspect/Heating 

 
C15 Swimming pools are to be orientated to the northern aspect of the site to maintain a sufficient level of 

solar access or incorporate energy efficient heating systems if the swimming pool is to be heated 
(e.g. solar heating systems connected to the roof of the dwelling). 
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C16 Any proposed solar panels to heat the swimming pool/spa must be located so that they do not result 

in any adverse visual impact on neighbouring properties or the streetscape. 
 
Drainage 
 

C17 All drainage or overflow associated with a swimming pool or spa is to be pipe drained to the nearest 
sewer main in accordance with the requirements of Sydney Water Corporation.  

 
Note: High-level overflows from the swimming pool shall be gravity fed and connected to Sydney 
Water’s sewer via an approved system. The connection must not directly vent the receiving sewer.  
Upon completion of the works, certification from a licensed plumber must be submitted to the 
Principal Certifying Authority to certify that the connection has been made in accordance with 
Sydney Water’s requirements and the current plumbing codes. 

 
C18 The surrounds or concourse of a swimming pool shall have minimum 1% grade towards the pool to 

prevent surface waters (e.g. from rainfall) overflowing into the adjoining properties. In some 
instances, additional surface drains may be required. 

 
C19 The pool water level shall be adjusted and regulated so there is no excessive spill over during 

normal usage. 
 
Water Tanks and Pool Covers 
 

C20 A pool cover must be installed with any new swimming pool or spa to minimize evaporation rates. 
 
C21 A rainwater tank must be installed to ensure that the pool / spa can be filled up without the need to 

rely on potable water supplies. The tank capacity must comply with Table 1. 
 

Table 1 - Water Tank Size 
Pool Size Tank Size 

20,000 Litres 1,000 Litre Tank 

20,000 – 40,000 Litres 2,000 Litre Tank 

> 40,000 Litres Complies with BASIX 
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7Q.1  Introduction 

7Q.1.1 Land to which this Part Applies 
 
The controls in this Part apply to land in the City of Botany Bay where vehicle body repair workshops and 
vehicle repair stations are permissible. Vehicle body repair workshops and vehicle repair stations are 
permitted with the consent of Council in the IN1 - General Industrial and IN2 - Light Industrial zones.  
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Vehicle body repair workshops and vehicle repair stations must comply with the all other applicable 
Parts of the DCP. If there is a discrepancy between Part 7Q - Vehicle Body Repair Workshops and Vehicle 
Repair Stations and other Parts, the Objectives and Controls of Part 7Q will always prevail.   
 

7Q.1.2 General Objectives 
 

 
O1 To minimise any environmental issues from the emission of odours, noise, material storage, 

overspray and liquid spillage; 
 

O2 To ensure adequate provision for employee or customer car parking and vehicle storage 
requirements; and  
 

O3 To adopt best environmental practices. 
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7Q.2 General Requirements  
 

Objectives 
 

O1 To ensure environmental hazards are identified, controlled and minimised; 
 

O2 To ensure that sufficient car parking for both employees and customers is provided onsite; and 
 

O3 To ensure that there is sufficient storage for customer’s vehicles.  
 

 

Controls  
 

General  
 

C1 No vehicles waiting to be serviced, repaired or collected can stand, or otherwise be stored, on any 
adjoining road. 
 

C2 Details demonstrating the proposed vehicle body repair workshop or vehicle repair station has 
been designed to accommodate the relevant environmental management controls are required as 
part of the development application. The design details should reference the current Office of 
Environment and Heritage requirements and/or guidelines. 
 
Note: The Department of Environment and Climate Change (2008) Environmental Action for 
Automotive Servicing and Repairs and Department of Environment and Climate Change (2008) 
Environmental Action for Smash Repairers provide an overview of relevant design requirements.  
 

C3 All work must be confined to within the building. No work is to be carried out on cars in the car 
parking spaces or in the street. 
 

C4 When tow vehicles operate outside normal business hours, adequate on-site facilities must be 
provided for the storage of any damaged vehicles. Details are to be provided with the 
development application. 
 

C5 Vehicles, including tow trucks, must enter and leave the site in a forward direction so as not to 
disrupt the flow of on-street traffic. 
 

C6 Appropriate oil spill equipment must be kept on the premises and maintained at all times. 
 

 
 

Gross Leasable Area 
 

C7 Single worker vehicle repair station must have a minimum gross leasable area of 100m² and a 
minimum gross leasable area of 50m² is required per additional tradesman employee. 
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C8 Single worker vehicle body repair workshops must have a minimum gross leasable area of 200m² 

and a minimum gross leasable area of 100m² is required per additional tradesman employee. 
 

  
 
Storage 

 
C9 Storage bins for scrap body panels and motor parts must be provided and must be fully screened 

from public view. Documentation must demonstrate that the bins will be regularly emptied. 
 

C10 Dangerous goods storage for paints and other items must be provided on site in accordance with 
the relevant Australian Standards. 
 

C11 The storage of tyres within the premises shall be in accordance with the NSW Fire Brigades 
Guidelines for the Bulk Storage of Rubber Tyres (April 2009). 

 
 
 

Spray Painting 
 

C12 Where spray painting is proposed, spray painting booths must be provided in accordance with the 
relevant Australian Standards. 
 

C13 Spray painting must be exhaust-ventilated with a filter system to avoid odour in any adjoining 
residential area. 
 
Note: A development application is required for any spray booth. Australian Standards AS 4114 
Spray painting booths, designated spray painting areas and paint mixing rooms provides relevant 
standards and controls for spray painting. Prior to the construction and installation of a spray 
booth, the approval of the WorkCover Authority must be obtained. 
 

C14 All spray painting booths must be designed with appropriate exhaust fan and filtration system 
 

 
 

Plan of Management & Traffic Report  
 

C15 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of vehicle body repair workshop and/or 
vehicle repair station will be managed to reduce its impact upon the amenity of surrounding 
properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 



 
 

P a g e  | 5 

Part 7Q - Vehicle Body Repair Workshops & Vehicle Repair Stations           Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Vehicle Body  
Repair Workshops & 
Vehicle Repair  
Stations  Q 

The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i)  Title; 

(ii)  Objectives; 

(iii)  Operational details; 

(iv)  Hours of operation; 

(v)      Staffing details; 

(vi)  Guidelines for staff for using the site facilities and equipments; 

(vii)  Deliveries and loading/unloading of vehicles; 

(viii) Parking 

(ix)  Managing customers; 

(x)  Security details; 

(xi)  Trade Waste discharge; 

(xii)      Complaint recording and handling process; and 

(xiii)  The review process to continuously improve the POM. 

 
C16 A Traffic and Parking Impact Assessment Report is required for the use and must include the 

following: 
 

(i)  Full details of the proposed operation (including maximum number of vehicles to be stored 
on-site and frequency of movements); 

(ii)   Proposed vehicular access, off-street parking/vehicle storing area, pick up/drop off zone, 
movements and manoeuvrability of all vehicles;   

(iii)  Truck routes to and from the site (for the transport of vehicles); and  

(iv)  Details of any potential impacts on traffic and the road network system (including 
intersection performance analysis).  

 
C17 All driveways, circulation roadways, parking and vehicle storage areas are to be sealed. 

 
C18 If mechanical servicing is to be carried out on site, the servicing is to be carried out within 

workbays that are bunded and graded and drained in accordance with Sydney Water 
Requirements.  
 

C19 Any refuelling on site is to comply with WorkCover requirements and the Australian Institute of 
Petroleum Codes. 
 

C20 Full compliance with AS1940 - Storage and Handling of Flammable and Combustible Liquids. 
 

C21 A Trade Waste Agreement shall be obtained from Sydney Water prior to commencement of works 
in the event wastewater (in addition to toilet facilities) is likely to be generated and discharged to 
the Sydney Water wastewater system. 
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7R.1  Introduction 

7R.1.1 Land to which this Part Applies 
 
The controls in this Part of the DCP apply to land in the City of Botany Bay where waste and resource 
management facilities are permissible. Waste and resource management facilities are permitted with the 
consent of Council in the IN1 - General Industrial Zone under the Botany Bay Local Environmental Plan 2013.  
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

 
Note: Waste or resource management facilities must comply with the all other applicable Parts of the DCP. If 
there is a discrepancy between Part 7R - Waste and Resource Management Facilities and other Parts, the 
Objectives and Controls of Part 7R will always prevail.   

7R.1.2 General Objectives 
 

 
O1 To ensure waste and resource management facilities are compatible with surrounding land uses; 

and 
 

O2 To minimise and mitigate impacts from waste and resource management facilities. 
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7R.2  General Requirements 
 

Objective 
 

O1 To reduce the off-site effects from waste or resource management facilities.  
 

 

Controls  
 

C1 An Environmental Management Plan shall be prepared and must address the following issues: 
 

(i)  Site operations;  
(ii)  Water quality; 
(iii)  Air/dust pollution;  
(iv) Noise pollution;  
(v)  Traffic;  
(vi)  Landscaping;  
(vii)  Dangerous goods;  
(viii)  Waste management;  
(ix) Emergencies and hazards; and  
(x)  Staff training.  

 
 Note: Council may require additional issues to be addressed. 
 

C2 A Traffic and Parking Impact Assessment Report is required for waste and resource management 
facilities applications and must include: 

 
(i) Full details of the proposed operation (including maximum number of vehicles to be stored 

on-site and frequency of movements); 
(ii) Proposed vehicular access, off-street parking. vehicle storing area, pick-up/drop off zones, 

movements and manoeuvrability of all vehicles; 
(iii)  Truck routes to and from the site (for the transport of vehicles); and  
(iv) Details of any potential impacts on traffic and the road network system (including intersection 

performance analysis).  
 

C3 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of waste and resource management 
facilities will be managed to reduce its impact upon the amenity of surrounding properties. 
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The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Guidelines for staff for using the site facilities and equipment; 
(vii) Deliveries and loading/unloading; 
(viii) Sorting of materials; 
(ix) Storage of materials;  
(x) Managing customers; 
(xi) Security details; 
(xii) Complaint recording and handling process; and 
(xiii) The review process to continuously improve the POM. 

  
C4 A Trade Waste Agreement shall be obtained from Sydney Water prior to commencement of works 

in the event wastewater (in addition to toilet facilities) is likely to be generated and discharged to 
the Sydney Water wastewater system. 
 

C5 All driveways, circulation roadways, parking and vehicle storage areas are to be sealed. 
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7S.1  Introduction 

7S.1.1 Land to which this Part Applies 
 
The controls in this Part of the DCP apply to land in the City of Botany Bay where vehicle sale and hire 
premises are permissible. Vehicle sale and hire premises are permitted with the consent of Council in the 
Business Zones (B2 - Local Centre, B3 - Commercial Core, B4 - Mixed Use, B5 -– Business Development) 
and an Industrial zone (IN1 - General Industrial).  
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction  
Part 2 - Notification and Advertising  
Part 3 - General Provisions 
Part 5 - Business Centres 
Part 6 - Employment Zones 
Part 8 - Character Precincts 
Part 9 - Key Sites 
Part 10 – Technical Guidelines 

Note: Vehicle sales and hire premises must comply with the all other applicable Parts of the DCP. If there is 
a discrepancy between Part 7S - Vehicle Sales and Hire Premises and other Parts, the Objectives and 
Controls of Part 7S will always prevail.   
 

7S.1.2 General Objectives 
 

 
O1 To promote high quality design, appearance and function of vehicle sales and hire premises in the 

City of Botany Bay; and  
 

O2 To ensure the design of vehicle sales and hire premises is compatible with the desired built form 
and environment in the City of Botany Bay. 
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7S.2 General Requirements 
 

Objectives 
 

O1 To ensure that amenity, site layout and design are considered especially if the site adjoins a 
residential zone or use; and  
 

O2 To ensure that use of land for a vehicle sales or hire premises does not impair traffic flow or 
road safety.  

 
 

Controls  
 

General  
 

C1 An acoustical assessment is required to accompany all applications. 
 

C2 All parking and storing of vehicles (both for customer and rental vehicles) is to be provided on 
site wholly on site and the design of the vehicle parking and storing area must comply with 
AS2890.1 and/or AS2890.2. 
 

C3 A Plan of Management (POM) is required to be submitted. The Plan of Management (POM) is a 
written report which describes how the ongoing operation of vehicle sales and hire premises will 
be managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i)  Title; 
(ii)  Objectives; 
(iii)  Operational details; 
(iv)  Hours of operation; 
(v)      Staffing details; 
(vi)  Guidelines for staff for using the site facilities and equipments; 
(vii)  Deliveries and loading/unloading of vehicles; 
(viii)  Managing customers; 
(ix)  Security details; 
(x)  Trade Waste discharge; 
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(xi)      Complaint recording and handling process; and 
(xii)  The review process to continuously improve the POM. 

 
C4 A Traffic and Parking Impact Assessment Report is required for vehicle sales and rental 

premises applications and must include the following: 
 

(i)  Full details of the proposed operation (including maximum number of vehicles to be 
stored on-site and frequency of movements); 

(ii)   Proposed vehicular access, off-street parking/vehicle storing area, pick up/drop off zone, 
movements and manoeuvrability of all vehicles;   

(iii)  Truck routes to and from the site (for the transport of vehicles); and  
(iv)  Details of any potential impacts on traffic and the road network system (including 

intersection performance analysis).  
 

C5 All driveways, circulation roadways, parking and vehicle storage areas are to be sealed. 
 

C6 If mechanical servicing is to be carried out on site, the servicing is to be carried out within 
workbays that are bunded and graded and drained in accordance with Sydney Water 
Requirements.  
 

C7 No spray painting or panel beating is to be carried out on site. 
 

C8 Any refuelling on site is to comply with WorkCover requirements and the Australian Institute of 
Petroleum Codes. 
 

C9 Full compliance with AS1940 - Storage and Handling of Flammable and Combustible Liquids. 
 

C10 A Trade Waste Agreement shall be obtained from Sydney Water prior to commencement of 
works in the event wastewater (in addition to toilet facilities) is likely to be generated and 
discharged to the Sydney Water wastewater system. 
 

C11 The number of cars for sale or hire must not exceed 1 for each 30m² of the site area.  
 

C12 The storage of tyres within the premises shall be in accordance with the NSW Fire Brigades 
Guidelines for the Bulk Storage of Rubber Tyres (April 2009). 
 

 
 

Design and Setbacks 
 

C13 High ceilings and adaptable open plan design for the first two levels in new development is 
required in the design of new vehicle sales & hire premises. 
 

C14 New buildings are to be sited close to the street alignment, designated to reinforce key modal 
spaces and the street pattern. 
 

C15 Built form is to be scaled in relation to the width of the street and surrounding buildings. 
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C16 Where existing built form is significant it is to be retained and adapted appropriately. 
 

C17 Developments are to build upon and enhance both public open spaces and public streets. 
 

C18 A visually interesting space for pedestrians is to be created, and where possible pedestrian 
networks/ linkages are to be enhanced. 
 

C19 Landscape is to be designed so that it still allows for safe and casual surveillance. 
 

C20 Where possible cars are to be displayed internally, allowing for built form to be developed along 
the perimeter building line. 
 

 
   

Residential Amenity  
 

C21 If the site adjoins a residential zone or use: 
 

(i) A landscape buffer at least 3 metres wide must be provided on the site along the common 
boundary; 

(ii) Except for the landscape buffer strip, all of the site not occupied by buildings must be 
sealed to prevent dust; and 

(iii) External lights must be directed away from the residential zone or use to prevent light spill 
or glare.  
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7T.1  Introduction 

7T1.1 Land to which this Part Applies 
 
This Part applies to buildings and land that the provisions of Clause 6.13 of BBLEP 2013 apply to.  
 
Clause 6.13 of BBLEP 2013 permits with prior Council consent the adaptive re-use of existing non-residential 
buildings in Zone R2 Low Density Residential and R3 Medium Density Residential for office buildings.  

 

7T.1.2 General Objectives 
 
 

Objectives 
 

O1 To provide for the adaptive reuse/conversion of existing buildings and sites to office premises; 
and  

O2 To provide for development that is compatible with the existing streetscape and respects 
residential amenity. 
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7T.2  Office Premises in Certain Residential Zones - Clause 6.13 of 
BBLEP 2013 

 
Clause 6.13 of BBLEP 2013 provides for the adaptive reuse of existing buildings for office premises in Zone 
R2 Low Density Residential and Zone R3 Medium Density Residential. 
 
In some circumstances, an existing non-residential building may exceed the allowable height or density (FSR) 
under BBLEP 2013. Therefore Council in considering an application for the conversion of these existing 
buildings will undertake a merit assessment of the application in relation to Council’s height and density 
controls. Council will assess the potential impact of the development and the proposed use on the streetscape, 
and the environmental amenity of the surrounding residential properties. Other sections of this DCP  provide 
more details and controls to assist in achieving compliance with the general objectives and controls in this 
Part. 
 
Provided the impacts on the locality are considered reasonable, Council may consent to the proposed 
development, in the particular circumstances, notwithstanding the existing non-compliances. However, in 
accordance with Clause 4.6 of BBLEP 2013 the applicant must submit with a development application a 
written request that seeks to justify the contravention of any development standard by demonstrating: 

(i) That compliance with the development standard is unreasonable or unnecessary in the circumstances 
of the case; and 

(ii) That there are sufficient environmental planning grounds to justify contravening the development 
standard. 

7T.2.1 General Requirements 
 

Objectives 
 

O1 To provide for the adaptive reuse of existing non-residential to office premises; and 
O2 To ensure the impact of the adaptive reuse on the amenity of existing and future residents is 

considered in assessing the development. 
 

 

Controls 
 

Matters for Consideration 
 

C1 Before granting consent for development referred to in Clause 6.13 of BBLEP 2013, Council must 
take into consideration such of the following matters as are relevant to the proposed 
development: 
(i) The impact of any changes to the existing building on the streetscape and the surrounding 

locality; 
(ii) The impact on surrounding properties, particularly in respect to overshadowing, loss of  

privacy, and visual intrusion from any changes to the existing building; 
(iii) The impact of the proposed trading hours of any office premises on residential amenity; 
(iv) The impact of any noise from activities of any office premises on surrounding residential 

amenity; 
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(v) The building’s suitability for conversion, including potential sources of contamination from the 
previous uses; 

(vi) The proximity and accessibility of the building to public transport; 
(vii) The degree of modification of the footprint, facade and height of the building; and 
(viii) The impact on traffic and parking and the nature of the surrounding streets. 

 
Car Parking 

 
C2 A proposal to convert/re-use an existing non-residential building for office premises will comply with 

Council’s minimum parking requirements as identified in Part 3A - Car Parking. 
 
Landscaping  

 
C3 A proposal to convert an existing non-residential building to office premises, must consider the 

impact of the proposal on the neighbouring residential properties and the streetscape. In this regard, 
the proposal must provide appropriate landscaped setbacks treatment, particularly along the street 
frontage and along the side and rear boundaries of the site in order to improve the visual 
presentation of the development and minimize potential visual impacts on surrounding residential 
properties.  

C4 The required setback distance from all boundaries will be considered on merit and where possible 
provide a separation between the office premise and any residential property. 

 
Operating Hours and Noise Attenuation 

 
C5 In order to minimize the impact of a commercial building in a residential area, Council may impose a 

condition on any development consent granted limiting the operating hours of the proposal. 
C6 Council may also impose a condition requiring noise insulation measures to be incorporated into the 

development, to minimise potential impacts on nearby residential properties. 
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8.1   Eastlakes Character Precinct 

8.1.1  Existing Local Character 
 

The Eastlakes Precinct is dominated by the Eastlakes Shopping Centre and residential dwellings (refer to 
Figure 1). The Eastlakes Shopping Centre contains local shops, which is surrounded by high-rise flats (up to 9 
storeys) and 3 storey residential flat buildings dating from between 1960-1970. This Precinct has one of the 
highest population densities in Sydney.  

 
Figure 1 - Eastlakes Precinct 

 

 
 

Residential development decreases in scale and density from the shopping centre to the southern part of the 
Precinct, with the majority of detached (65%) and semi detached dwellings (3%) being located between 
Maloney Street, Gardeners Road, Southern Cross Drive and the Lakes Golf Course. The Lakes Golf Course is 
located to the east and provides visual relief and views for a number of the residential properties however this 
green space is not available to the public but otherwise the Precinct has an undersupply of local open space.  
The majority of the existing open space is in the form of pocket parks associated with the residential flat 
building development surrounding the shopping centre. The three (3) main parks (being Eastlakes Reserve, 
Bridget Tight Reserve, and Edmund Thornton Reserve) within the Precinct provide shaded grassed areas and 
clusters of mature tree planting.  There are a number of pocket parks – being Vernon Street Reserve, Leon 
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Lachal Reserve and Jerome Dowling Reserve providing passive recreational opportunities. Jerome Dowling 
Reserve provides a pleasant green space and a link to the Eastlakes Shopping Centre.  
 
Street landscaping in the Precinct is poor with medium sized trees, bushes scattered along street verges. 
Fences are a dominant feature in the Precinct and they are approximately 0.8m to 1m in height and 
constructed of brick, timber or aluminium. 
 
The built form dominates the streetscape with landscaping within allotments varying within the Precinct. 
However, the existing landscaping and vegetation in lower density areas tends to enhance the built form, 
creating a pleasant environment. The presence of mature street trees and established plantings in the private 
domain softens the built form through screening the buildings, providing shade and creating a pleasant 
contrast to the monotonous similarity of the building styles. The use of setbacks and the placement of open 
spaces within the development also assist in softening the streetscape.  The setbacks and open space areas 
within a development and the presence of low scale fencing promotes a strong relationship between the public 
and private domain. 
 
A portion of medium density residential townhouses and terrace style development exist along Universal 
Street, George Street and Robinson Street. This concentrated cluster of medium density residential 
developments have resulted in a unique housing style with the Precinct. The front setbacks range from 4m to 
6m for one and two storey dwellings and to 8m to 9m for the townhouse developments.  This area is generally 
landscaped with lawns and planted with a range of vegetation types.  Garden Street is characterised by hard 
surfaces such as pavers and concrete. 
 
The subdivision pattern is mixed within the Precinct. The block bounded by Universal Street, St Helena 
Parade, Robinson Street and Maloney Street contains small allotments of generally 180m² in area which 
reflects the historical subdivision pattern of the area. The remainder of the Precinct contains larger allotments 
of between 400m² to 450m² with a majority of these allotments having a north-south orientation.  
 
The function of the road network within and around Eastlakes however is congested due to significant on-
street parking, especially within the high density residential area surrounding the Eastlakes Shopping Centre. 
The parking issue is the result of the lack of off-street parking provided within the residential flat buildings that 
were constructed in the period 1960 - 1970. 
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8.1.2  Desired Future Character 
 

Function & Diversity 
 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Maintain the Eastlakes Precinct as a residential area that is characterised by predominately dwelling 

houses, with attached houses and residential flat buildings in the areas surrounding Eastlakes 
Shopping Centre.  

 Encourage Eastlakes Shopping Centre as the retail hub for the Precinct.  
 Encourage a small Neighbourhood Centre at the corner of Maloney Street and King Street to service 

the day to day needs of that part of the Precinct. 
 Encourage an increased height (to a maximum of 9 metres) and density in the form of terrace style 

housing in Special Area H2 (refer to Figure 2 and Part 4A - Dwelling Houses). 
 

Form, Massing, Scale & Streetscape 
 
 Encourage development to follow the topography of the land. 
 Encourage development with two storeys or 2 storeys with attic to a maximum height of 9 metres, 

characteristic of the scale of the area and significant landscaping in the front setbacks in the land 
bounded Universal Street, St Helena Parade, Garden Street and Maloney Street. The maximum ridge 
height of such development to be consistent with adjoining two (2) storey buildings. 

 Encourage residential flat buildings with four (4) storeys and a pitched roof surrounding Eastlakes 
Shopping Centre (where permissible) unless the site area is over 2000m² which then permits a FSR of 
1.5:1 and 2 to 6 storeys (a maximum height of 22 metres).  

 Maintain and enhance single and two storey dwellings with a pitched roof in the remainder of the 
Precinct.  

 Promote site access and parking facilities that do not dominate the streetscape. 
 Encourage new development or alterations and additions to existing development which complements 

the height and architectural style found in the immediate vicinity, particularly where there is an 
established character. 

 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 
 Mitigation of overshadowing impacts on the school and its grounds through setbacks and 

controlled bulking and scaling of buildings; 
 Orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school 

grounds. 
 

Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
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The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
 
Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013 provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
o Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential 
Zone. 

 
Please refer to Part 4C.7 for more information. 

 
Setbacks 

 
 Retain front setbacks which are consistent within a street and promote landscaping to soften the built 

form. 
 Side setbacks, where they are consistent within a street are to be retained unless  the development is 

for subdivision within the block bounded by Universal Street, St Helena Parade, Garden Street and 
Maloney Street where 6m wide allotments are encouraged (refer to Subdivision below). Nil setbacks 
will be considered on merit, depending on side setbacks of adjoining development and orientation of 
allotments. 

 
Landscaping  

 
 Encourage landscaping within the front and side setback to soften the built form particularly in high 

density terraces, units and residential flat buildings.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties.  
 Maintain street trees.  
 

Heritage 
 
 Promote sympathetic urban design and uses that protect and enhance the character and the 

significance of Heritage Items.  
 Conserve and enhance Heritage Items within the Precinct.  
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Fencing 

 
 Encourage and retain fencing character, styles and height for each street which may in some 

circumstances include no fences.  
 

Noise 
 
 Ensure that development along Gardeners Road and Southern Cross Drive is designed to minimise 

traffic noise transmission. 
 Ensure that development is designed to minimise aircraft noise transmission in accordance with AS 

2021. 
 Where the height of the proposed development is higher than the existing height of the localised 

building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 

 
 Retain and preserve the rectilinear grid pattern within the Precinct.   
 Encourage 5 metre wide frontage allotments in the block bounded by Universal Street, St Helena 

Parade, Garden Street and Maloney Street (known as Special Area H2) (refer to Figure 2 and Part 4A 
- Dwelling Houses). (Note: Building height is restricted to a maximum of 9 metres.) 

 Encourage 5 metre wide frontage allotments for land that fronts Maloney Street only (King Street to 
Gardeners Road) with the maximum building height limited to 9 metres. (Refer to Figure 10 – Special 
Area H1 of this Part.) 
 

Public Domain and Environment  
 
 Promote pedestrian links in and around the Eastlakes Shopping Centre including streets links to public 

open spaces.  
 Provide sufficient open space to meet a variety of recreational needs.  
 Encourage landscaping and vegetation planting within both the public and private domain of the 

Precinct.  
 Preserve residential amenity by reducing impact from non-residential uses such as traffic, noise and air 

pollution.   
 
Solar Access 

 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties. 
 Encourage efficient and effective design of development on north-south facing allotments to maximise 

solar access.  
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Traffic and Access 
 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 Discourage through traffic throughout the Precinct by means of traffic calming measures. 
 Promote walking and cycling by providing a safe pedestrian environment in the Eastlakes Shopping 

Centre. 
 
Views 

 
 Retain existing views.  
 
 
 
 

Figure 2 - Special Height Area H2 
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8.2 Hillsdale Character Precinct 
 

8.2.1  Existing Local Character 
 

The Hillsdale Precinct is located in the south-eastern corner of the City.  The Precinct is generally bounded by 
Smith Street, Bunnerong Road, Beauchamp Road and Denison Street (refer to Figure 3).  

 
Figure 3 - Hillsdale Precinct 

 

 
 

Residential flat buildings (RFB) ranging from two and three storeys are the dominant building type of multi unit 
residential style in the Precinct. There are approximately 210 flat buildings in this Precinct, with the majority 
being walk-up flat buildings with car parking located within the ground level and residential units located in the 
two and three storeys above. The sites were traditionally detached dwelling sites redeveloped for flat buildings 
in the 1960s-1970s. This resulted in undersized allotments producing narrow buildings with limited internal 
amenity to individual units. The size of the allotments has also impacted on the amenity of the building by 
providing limited building separation and minimum site area for landscaping and open space. Car parking also 
provided at ground level (around the building) results in the majority of the site being paved. Any open space 
provided, typically at the rear of the buildings, is also used for clotheslines and garbage bin storage, which 
further reduces usable open space. The building style and nature of development reflects the provisions of the 
era in which they were built. The buildings in many cases have been strata subdivided and have been poorly 
maintained.  
 
Villa and townhouse developments occupy the western side of Nilson Avenue and are in the vicinity of Flint 
Street, Unsted Crescent and Jauncey Place. Dwelling Houses are scattered throughout the Precinct, however 
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a larger cluster of dwellings are located on Rhodes Street, (south of the Rhodes Street Reserve) and along 
Beauchamp Road/Denison Street. 
 
The allotment sizes and subdivision patterns created in the 1960-70s have resulted in numerous strata 
subdivided RFBs with a lack of redevelopment potential. Subdivision patterns in the area are an issue due to 
the creation of irregular shaped allotments around cul-de-sac street layouts. These irregular (triangle-shaped) 
allotments are difficult to redevelop because they cannot accommodate an RFB with adequate separation 
between adjoining sites and setbacks to rear and side boundaries for the provision of communal open space 
and deep soil zones. There is potential for redevelopment for multi-unit housing in Flint Street, Nilson Avenue 
and Rhodes Street.   
 
The focal points for retailing and services are found within the Hillsdale Local Centre. Hillsdale Local Centre is 
within the B2 Local Centre zone and provides major supermarkets and specialty stores with Southpoint 
Towers containing 116 high-density residential units.  Under the Botany Bay Local Environmental Plan 2013 
the B2 Local Centre has been expanded to include additional land fronting Bunnerong Road and Flint Street. 
 
The Botany Bay Local Environmental Plan 2013 also rezones a number of parcels along Smith Street and 
Rhodes Street to facilitate employment and housing.  
 
The Precinct and part of the adjoining suburb of Eastgardens is bounded by a well-established road network to 
service the significant employment generating land uses which are located within the suburb of 
Banksmeadow. The boundary roads are Wentworth Avenue to the north, Denison Street to the west, 
Bunnerong Road to the east and Beauchamp Road to the south. As a result, Hillsdale Precinct (and the 
residential part of Eastgardens) is somewhat isolated from other residential areas including Botany, Pagewood 
and Eastgardens town centre. 
 
The Precinct presents an average quality public domain that is impacted by heavy traffic volumes particularly 
along Denison Street, Beauchamp and Bunnerong Roads and Wentworth Avenue and to a lesser extent 
Rhodes & Smith Streets.  Open space areas include disjointed pocket parks with poor connections through the 
public domain and limited ability to service the public.  Rhodes Street Reserve is one large linear park that 
bisects Hillsdale however this park lacks the facilities for public use as a recreation area and is owned by a 
State Government Authority which impacts on the ability of Council to provide equipment and undertake 
upgrade works.  
 
The residential setbacks within the Precinct are consistent. The setbacks for the newer industrial sites are over 
15 metres to allow for car parking and truck manoeuvring within the front setback.  
 
Fences are varied in height and style but the majority of residential fences are of a low-scale, whilst industrial 
properties have either a low brick or high wire fencing.  
 
The Hillsdale Precinct has experienced an encroachment of industrial land uses into the residential setting 
along Denison Street, Smith Street and Rhodes Street. This expansion of industrial land uses has intensified 
the industrial and residential land use conflict in this part of the Precinct.  
 
The Hillsdale Precinct is not affected by ANEF noise contours, Acid Sulfate Soils or a low lying groundwater 
table thereby reducing the environmental issues that are commonly experienced in other parts of the LGA. 
There is however an overland flow path that runs from Smith Street between Denison Street and Rhodes 
Street which may constrain development in its path.   
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Risk 
The Botany / Randwick industrial area forms a significant industrial complex of State and National significance.  
The location of the industrial area, within the vicinity of residential areas, has required that safety studies into 
the cumulative risk of industrial activity be undertaken to quantify and measure hazard risk associated with 
such activities.  
 
The Department of Planning & Environment has released three studies that investigate industrial operations 
and make land use planning recommendations.  Studies released to date include the ‘Risk Assessment Study 
for the Botany / Randwick Industrial Complex and Port Botany’ (1985), the ‘Port Botany Land Use Safety 
Study’ (1996) and the ‘Botany / Randwick Industrial Area Land Use Safety Study’ (2001). 
 

A Risk Assessment Study for the Botany / Randwick Industrial Complex and Port Botany - 1985 
Analysis of hazard risk implications within the Botany / Randwick Industrial area was first examined in 1985 by 
Planning NSW (formerly the Department of Environment and Planning) within a report titled ‘A Risk 
Assessment Study for the Botany / Randwick Industrial Complex and Port Botany’.  The risk assessment study 
was initiated by the Department in response to concerns expressed by community groups and local councils 
about the intensification of potentially hazardous installations and associated facilities in the area and their risk 
implications on nearby residential land uses.   
 
The recommendations from the 1985 study that relate to residential risk implications and land use controls 
under recommendation 12, state that: 
 
 No intensification of residential developments should be allowed within areas identified in the study; 
 Provisions within a planning instrument that permit an increase in existing residential dwelling density 

should be reviewed; 
 New residential intensification within the cumulative risk areas identified within the study should be the 

subject of the Director’s concurrence. 
 
The study had no status under the Environmental Planning and Assessment Act 1979 and subsequently relied 
on the support of Council to implement the recommendations contained in the study.  Council has supported 
the recommendations of the study relating to land use planning and has in practice referred residential 
development applications, which aim to intensify development to Planning NSW for concurrence.    
 
Port Botany Land Use Safety Study – 1996 
Port Botany is a major infrastructure facility that handles and accommodates activities involving hazardous 
materials including - loading / unloading, storage and distribution of dangerous goods and materials.  
 
The Port Botany Land Use Safety Study was undertaken by the Department of Planning to update the 1985 
Study, develop updated cumulative risk contours (to provide a framework for assessment and decision making 
for future developments) and formulate a strategic land use safety framework.  
 
The recommendations of the Study were: 

 Future developments in the Port should undergo early risk assessment and comprehensive 
environmental impact processes to demonstrate that the use will not contribute to any cumulative risk – 
as identified in the Port area.  
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 Development controls are put in place to ensure there is no significant increase in the number of 
people exposed to risk – as identified in the residential risk contour. 

 Individual site studies are undertaken to develop programs that are then implemented to create risk 
reduction and safety management measures. 

 The Port and Port users prepare emergency plans / procedures and fire prevention / protection 
systems. 

 The Port and Port users adopt a program to ensure the community is adequately informed on Port 
activities, associated risks and safety management measures.   

 
Botany / Randwick Industrial Area Land Use Safety Study 
Planning NSW in 2001 published the ‘Botany / Randwick Industrial Area Land Use Safety Study’ with the 
objectives of: 
 
 Updating the 1985 cumulative risk study for the Botany / Randwick industrial area; 
 Developing a framework for the efficient assessment and decision making for future developments; and 
 Formulating a strategic land use safety framework for future developments in the Botany /  Randwick 

Industrial Area and surround land uses. 
 
The review investigated two cases based on two industrial scenarios. The cases were aimed at identifying the 
cumulative risk levels resulting from the industrial area under the current conditions (pre – 2001) and a 
predicted future case (2001).  An explanation of the cases are as follows:- 
 
 The Existing Case (Pre-2001): The Orica mercury cell chlorine plant and chlorine liquefaction facilities 

and associated bulk chlorine storage. Risks associated with the chlorine plant include incidences such 
as a chlorine vapour cloud release due to equipment failure or due to fire / radiation impacts on the 
plant and storage from a fire in the vicinity.  

 
 The Future Case (2001): The Existing Orica chlorine plant being replaced with membrane production 

facilities. The bulk storage of chlorine has ceased.  The removal of chlorine liquefaction and storage on 
site will reduce the likelihood of chlorine releases occurring.  

 
It should be noted that Council received a letter from the then Planning NSW dated 31 October 2002 advising 
that the recommendations in the Land Use Safety Study for the Future Case now apply. The Future Case 
applied from 31 October 2002. 
 
The key findings of the Botany / Randwick Industrial Area Land Use Safety Study has been a significant 
improvement in the cumulative risk areas that result from the industrial operations located within the Botany / 
Randwick industrial area. 
 
Recommendations that resulted from the study were: 
 

1. Future developments in the Botany / Randwick industrial area should be subject to early risk 
assessment and comprehensive environmental impact processes to conclusively demonstrate they will 
not contribute to risk impacts outside the industrial area that are inappropriate for surrounding land 
uses.  
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2. Effective land use safety planning should be implemented to allow future developments in the area, 
and to reconcile any potential land use planning conflicts.  

3. A process of regular reviews and updates for site safety management systems should be undertaken. 
4. Emergency plans and procedures, and fire prevention and protection systems should be kept up-to-

date.  
 
5. Industrial facilities should adopt community right-to-know principles to ensure the community is 

adequately informed about activities, associated risks and safety management measures adopted 
within the Botany / Randwick industrial area. 

 
Implementation of recommendations 1, 3, 4, and 5 listed above are the responsibility of State, Local 
Governments and industry to administer through consultation and development approvals.  Implementation of 
recommendation 2 is achieved by the City of Botany Bay Council through the preparation of this Development 
Control Plan to give the Study status under the Environmental Planning and Assessment Act 1979.     
 

8.2.2  Desired Future Character 
 

Function and Diversity 
 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Encourage the amalgamation and redevelopment of older housing stock in the Precinct.  
 Enhance the presentation to the street of older housing stock in the Precinct through redevelopment to 

improve the streetscape amenity for residents.  
 Upgrade older housing stock to meet the fire safety requirements only if redevelopment of the housing 

stock cannot occur. Upgrading is also to include new kitchens, bathrooms, and laundries as well as to 
the external part of the building, including balustrades, guttering and downpipes etc. 

 Encourage and promote retail activities in the Hillsdale Local Centre and along Bunnerong Road and 
Flint Street (refer to Part 5.2.2.9 - Hillsdale Local Centre).   

 Encourage business development at the corner of Denison Street & Smith Street and business park 
development along the western side of Rhodes Street. 

 Encourage a mixed use development at 49 Rhodes Street, being the Hillsdale Bowling Club site. 
 Ensure that development along the western side of Rhodes Street considers the overland flow path 

that runs from Smith Street between Denison Street and Rhodes Street which may constrain 
development in its path.   

 
Form, Massing, Scale and Streetscape 

 
 Encourage development to follow the topography of the land. 
 Promote multi unit housing development on the western side of Nilson Avenue with 2 storeys plus attic 

(within the 9m height limit).  
 Contain residential flat buildings within the R3 Medium Density Zone within the Precinct with a 

maximum 4 storeys (12 metres) height limit unless the site area is over 2000m² which then permits a 
FSR of 1.5:1 and heights of 2 to 6 storeys (a maximum height of 22 metres).  
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 Encourage and promote low density residential accommodation in the form of detached/attached 
dwellings on the eastern side of Denison Street south of Rhodes Street Reserve with a 2 storey (8.5 
metres) height limit.   

 Promote site access and parking facilities that do not dominate the streetscape.  
 Encourage new development or alterations and additions to existing development which complements 

the height and architectural style found in the immediate vicinity, particularly where there is an 
established character. 

 Maintain roof forms which are characteristic of the prevailing designs within the street.  
 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

 Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

 Orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school 

grounds. 
 

Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
 

The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
 
Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013 provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
o Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential 
Zone. 

 
Please refer to Part 4C.7 for more information. 
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Setbacks 
 
 Retain front setbacks which are consistent within a street and promote landscaping to soften the built 

form. 
 Retain side setbacks where they are consistent within a street. 

 
Landscaping  

 
 Encourage landscaping within the front and side setback to soften the built form particularly in high 

density terraces, units and residential flat buildings.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties.  
 Maintain street trees.  
 

Heritage 
 
 Promote sympathetic urban design and uses that protect and enhance the character and the 

significance of Heritage Items.  
 Conserve and enhance Heritage Items within the Precinct.  

 
Fencing 

 
 Encourage and retain fencing character, styles and height for each street which may in some 

circumstances include no fences.  
 

Noise 
 
 Ensure development along Denison Street, Beauchamp Road and Bunnerong Road is designed to 

minimise traffic noise transmission. 
 Where the height of the proposed development is higher than the existing height of the localised 

building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 

 
 Retain the residential rectilinear grid pattern within the Precinct. 
 Encourage the amalgamations of allotments for the redevelopment of existing residential flat buildings. 
 

Public Domain and Environment  
 
 Promote pedestrian links in and around the Hillsdale Local Centre (refer to Part 5.2.2.9 - Hillsdale 

Local Centre). 
 Encourage pedestrian links, linking the pocket park open space system and street system within the 

Precinct. 
 Provide sufficient open space to meet a variety of recreational needs.  
 Encourage landscaping and vegetation planting within both the public and private domain of the 

Precinct.  
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 Preserve residential amenity by reducing impacts from non-residential uses such as traffic, noise and 
air pollution.   

 
Solar Access 

 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties.  

 
Traffic and Access 

 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 Discourage through traffic throughout the Precinct by the means of traffic calming measures. 
 Promote walking and cycling to provide a safe pedestrian environment in the Hillsdale Local Centre. 
 

Views 
 
 Retain existing views.  
 

Risk 
 
 Recognise that development within the ‘Consultation Region’ identified in Figure 4 that will result in 

‘residential intensification’ or ‘sensitive use intensification’ will require the concurrence of the 
Department of Planning & Environment.  

 Recognise that development for ‘residential intensification’, ‘sensitive use intensification’, and 
development that will result in increased traffic volumes or access points onto Denison Street (being a 
designated Dangerous Goods Route) must: 
 Consider a transport risk assessment report.  The contents and outcomes of a transport risk 

assessment report are to be in general accordance with the principles outlined in the Hazardous 
Industry Advisory Paper Nº 6: Guidelines for Hazard Analysis (Planning NSW, 1992), Hazardous 
Industry Advisory Paper Nº 4: Risk Criteria for Land Use Safety Planning (Planning NSW, 1992), 
‘Hazardous Industry Planning Advisory Paper No. 10 Landuse Safety Planning’ published by the 
NSW Department of Planning in January 2011 and ‘Hazardous Industry Planning Advisory Paper 
No. 11 – Route Selection dated January 2011. 

 Receive development concurrence for the application from the Department of Planning & 
Environment. 

 Any other applications for development adjacent to / or within the vicinity of routes designated as 
‘Dangerous Goods Routes’ will be assessed under the relevant Council planning instruments and 
controls.   

 Where a site is considered by Council to be located partly within any region or adjacent to a dangerous 
goods route defined in this plan, any development on the site will be assessed and viewed as though it 
was located within the area with the more stringent risk-related development controls specified in this 
development control plan. 
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Note: Council in 2012 commissioned a traffic count for Denison Street (in both directions, north and 
south); which includes a separate count for dangerous goods traffic as Council wanted to compare the 
overall traffic to the dangerous goods traffic. Whilst this data is available to applicants who are required 
to prepare a Transport Risk Assessment Report, the data is over 12 months old and depending on the 
proposed development Council may require a new Transport Risk Survey to be conducted at the 
applicant’s costs. Please contact Council for more information. 
 

Figure 4 - Consultation Region shown in Blue 
 

 
 
 
 

Definitions: 
 

Dangerous Goods Routes means identified within the Botany/Randwick Industrial Area Land Use Safety 
Study. 

 
The Botany / Randwick Industrial Area Land Use Safety Study does not include an assessment of the risk 
implications of dangerous goods transport, but does identify some routes as having a significant likelihood of 
carrying such goods. The routes identified within the Botany / Randwick Industrial Area Land Use Safety Study 
form a wider local and regional road network that may also carry traffic containing dangerous goods.  The 
consideration of risk arising from the transportation of dangerous goods on this local and regional road 
network and the impacts this may have on residential and sensitive use development within the Study area 
needs to be considered as part of the assessment process for future development activity.  

 
Residential intensification means an increase in the number of dwellings or an increase in the number of 
rooms providing temporary or permanent accommodation.  

 
Residential land uses considered incompatible with residential fatality risk, injury or irritation risk (as defined in 
Hazardous Industry Planning Advisory Paper No.4 – Risk Criteria for Land Use Safety Planning - Planning 
NSW, 1992) resulting from operations within the Botany / Randwick industrial area under this plan include 
dwelling houses, hotels, motels, and caretakers residences resulting from any of the following: 
 
 The alteration and / or addition of an existing building; 
 The conversion and / or utilisation of an existing building or vacant land;  
 The subdivision of land to create a new allotment; and 
 The rezoning of land. 
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Sensitive use intensification means the establishment of a sensitive use or an increase in the gross 
operational floor space of an existing building that is occupied by a sensitive land use.  

 
Sensitive land uses that are considered incompatible with fatality risk, injury or irritation risk (as defined in 
Hazardous Industry Planning Advisory Paper No.4 – Risk Criteria for Land Use Safety Planning - Planning 
NSW, 1992) resulting from operations within the Botany / Randwick industrial area under this plan include:- 
child care centres, nursing homes, educational establishments, hospitals and units for aged persons. 

 
Site means land comprising one or more allotments that forms an area to which a development consent or 
application for consent, applies under the provisions of the Environmental Planning and Assessment Act 1979.  
 
Additional information: 

 
A number of Hazardous Industry Planning Advisory Papers (HIPAPs) and other guidelines have been issued 
by the Department of Planning & Environment to assist stakeholders in implementing an integrated risk 
assessment process and can be found at http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-
development 
 

 
  

http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
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8.3   Pagewood Character Precinct 
 

8.3.1  Existing Local Character  
 

The Pagewood Precinct is located in the middle of the City and is divided into two distinct residential precincts 
by Mutch Park and Bonnie Doon Golf Course. Both precincts are characterised by detached housing of a 
similar style and period (refer to Figure 5). 
 

 
Figure 5 - Pagewood Precinct 

 

 
 
 

The Pagewood Precinct contains a significant portion of the LGA’s low density residential development, being 
one and two storey detached dwelling houses of varying architectural styles and periods. Allotments are in 
excess of 400m2 with wide frontages. The Pagewood Precinct also contains a number of aged residential flats 
of two to three storeys and new terrace house developments. 

 
The Page Street Neighbourhood Centre is a small group of shops located in Dalley Avenue, Pagewood 
servicing the local shopping needs of nearby residents and the community. The centre also contains the 
Pagewood Senior Citizens Centre and the Botany Bay Enterprise Centre. A long standing manufacturing site 
for Hardys Wines is located in the cul de sac in Myrtle Street. There are also a number of commercial shops 
and practices located on Bunnerong Road adjacent to residential areas. 

 
The majority of the open space areas in and around the Pagewood Precinct are taken up by golf courses 
situated throughout Botany Wetlands. These are known as Eastlakes, Bonnie Doon and The Lakes golf 
courses with Eastern Suburbs Banksia Scrub located throughout these sites. 
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There are also a number of pocket parks located amongst residential development in the Pagewood Precinct 
with Jellicoe Park, Mutch Park and Astrolabe Park being the larger open space areas. 

 
 

8.3.2  Desired Future Character 
 

Function and Diversity 
 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Encourage and promote townhouses and terrace style housing in land bounded by Myrtle Street, 

Begonia Street and Bay Street with the Railway line along the western boundary. 
 Encourage and promote medium density residential development along Banks Avenue between each 

end of Park Parade as this area is characterised by old style residential flat buildings and outlooks to 
Bonnie Doon golf course to the west and has direct access to Jellicoe Park to the east.  

 Retain the remaining residential land in the Precinct for low density residential development of one and 
two storey detached dwelling houses.  

• Encourage the redevelopment of Page Street Neighbourhood Centre to a height of 12 metres and FSR 
of 1.5:1 to maintain a shopping service to nearby residents (refer to Part 5.2.2.2 - Page Street 
Neighbourhood Centre). 

 
Form, Massing, Scale and Streetscape 

 
 Encourage medium density housing 2 storeys/2 storeys with attic in the R3 Medium Density Residential 

Zones unless the site area is over 2000m² which then permits a FSR of 1.5:1 and 2 to 6 storeys (a 
maximum height of 22 metres).  

 Promote and encourage low density residential accommodation in the form of detached/attached 
dwellings with a maximum height of 2 to 3 storeys (10 metres height limit) depending on the slope of 
the land with a FSR of 0.55:1 within Special Height Area H3 (refer to Figure 6 and Part 4A - 
Dwelling Houses).  Note: At any part of the perimeter of the building, the height is not to exceed 2 
storeys unless one of the storeys being the basement or lowest level contains a non-habitable space 
not exceeding 40m² in area.  

 Encourage development to follow the topography of the land. 
 Promote site access and parking facilities that do not dominate the streetscape. 
 Encourage new development or alterations and additions to existing development to complement the 

height and architectural style found in the immediate vicinity, particularly where there is an established 
character. 

 Maintain roof forms to reflect the characteristics of the prevailing designs within the street. 
 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

 Mitigation of overshadowing impacts on the school and its grounds through setbacks and controlled 
bulking and scaling of buildings; 

 Orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school grounds. 
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Figure 6 - Special Height Area H3 
 

 
 
Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
 

The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
 
Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013  provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
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o Minimum of 35 metres in distance measured from any other property boundary of the 
development site where the development site adjoins a R2 Low Density Residential 
Zone. 

 
Please refer to Part 4C.7 for more information. 

 
Setbacks 

 
 Retain front setback which are consistent with the street and promote landscaping to soften built form.  
 Retain side setbacks where they are consistent with the street.  
 

Landscaping  
 
 Encourage landscaping within the front and side setback to soften the built form particularly in high 

density terrace, unit and residential flat buildings.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties.  
 Maintain street trees.  
 

Heritage 
 
 Promote sympathetic urban design and uses that protect and enhance the character and the 

significance of Heritage Items.  
 Conserve and enhance Heritage Items within the Precinct.  
 

Fencing 
 
 Encourage and retain fencing character, styles and height for each street which in some circumstances 

may include no fences.  
 
Noise 

 
 Ensure that development along Wentworth Avenue and Bunnerong Road is designed to minimise 

traffic noise transmission. 
 Ensure development adjacent to the Goods Railway Line is designed and incorporates measures so 

that noise levels specified in Clause 87 of SEPP (Infrastructure) 2007 are met which are as follows: in 
any bedroom in the building -35 dB(A) at any time between 10.00 pm and 7.00 am and  anywhere else 
in the building (other than a garage, kitchen, bathroom or hallway) -40 dB(A) at any time. 

 Ensure development affected by aircraft noise is designed to minimise aircraft noise transmission in 
accordance with AS2021. 

 Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 

 
 Retain and preserve the rectilinear grid pattern within the precinct (with the exception of land owned by 

the Department of Housing).   
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 Encourage amalgamations of allotments along Banks Avenue (being land owned by the Department of 
Housing) for the redevelopment of existing residential flat buildings. 

 
Public Domain and Environment  

 
 Promote increased public access to the Botany wetlands and the golf course system. 
 Provide sufficient open space to meet a variety of recreational needs.  
 Encourage open space areas within the Precinct to cater for a variety of recreational needs. 
 Encourage landscaping and vegetation planting within both the public and private domain of the 

precinct to soften the built form, promote pedestrian comfort and enhance the aesthetics of the 
neighbourhood.  

 Preserve residential amenity by reducing impacts from non-residential uses such as traffic, noise and 
air pollution.   

 
Solar Access 

 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties.  
 

Traffic and Access 
 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 Discourage through traffic throughout the Precinct by means of traffic calming measures. 
 Promote walking and cycling by providing a safe pedestrian environment in the Precinct. 
 

Views 
 
 Retain existing views.  
 

Risk 
 
 Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the 

ARTC Rail Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. 
Development Applications, planning proposals and rezoning of land received by Council for land within 
the Zone of Influence will be referred to the APA Group for consideration and comment. 
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8.4   Botany Character Precinct 
 

8.4.1   Existing Local Character 
 

The Botany Precinct is located in the southwest section of the City and is bounded by the Airport, parklands 
abutting Botany Bay, Banksmeadow industrial area and the goods railway line (refer to Figure 7). 
 
The dominant land uses within the Botany Precinct are industrial and residential. These land uses co exist 
throughout the Precinct. Two linear retail shopping strips are located along Botany Road - Botany Local Centre 
within a Heritage Conservation Area and Banksmeadow Local Centre. 
 
Over the last decade the Botany Precinct has been in the process of transition with the conversion of industrial 
zoned land to residential zoned land. This process has resulted in the emergence of stylish and high quality 
medium density housing in the areas of Daphne Street, Banksia Street and William Street. This gentrification 
and Council’s civic improvement program has created a pleasant landscaped neighbourhood. 

 
Figure 7 - Precinct of Botany 
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Given the industrial history of this Precinct, the area contains an intermingling of both residential and industrial 
uses.  
 
The main road through the area is Botany Road with Stephen Road the only other route that provides access 
to and from the Botany Bay LGA to other parts of the LGA. As a result, Botany is somewhat isolated from the 
adjoining residential areas.  
 
The street network within the Precinct is a combination of regular and irregular grids with some large blocks 
with private internal access ways. As a result the permeability of the area is highly varied. A concentration of 
single and double storey villas and townhouses in the middle of the Botany Precinct is a notable departure 
from the traditional urban structure of residential development in the area. 
 
Landform is relatively flat in the west, rising up to a ridge in the east (Stephen Road). Parts of the Precinct 
have view corridors and vistas to Botany Bay.  
 
The focal points for retailing and services are Botany and Banksmeadow shopping strips; both of which are 
located on Botany Road. A number of Department of Housing properties are located near the Botany Local 
Centre and Banksmeadow Neighbourhood Centre. Botany Road has a concentration of Heritage Items with 
the Botany Local Centre one of Council’s two Conservation Areas.  
 
The quality of residential streetscapes varies although is generally good however traditional centres feature 
average quality public domain and are impacted by heavy traffic volumes. Open space are generally larger 
parks that lack facilities and are located towards the edges of the Precinct. Major open spaces areas including 
Booralee Park, Garnet Jackson Reserve and the Sir Joseph Banks Park.  
 
Landscaping provided through street trees and planting within properties have created a pleasant 
environment, which ensures a contrast to the industrial built form. 
 
The setbacks within the Precinct vary markedly. The area between the building line and front boundary line 
ranges from zero lot line for some residential buildings to 10 metres for the larger industrial sites. 
 
Fences are varied in height and style but the majority of residential fences are of a low-scale. Industrial 
properties have either a low brick or high wire fence. 
 
Bus routes on Botany Road provide services to the city (via Rosebery), Port Botany and Matraville. A service 
diverts at the Botany village to connect to Eastgardens via Banksia and Page Streets.   
 
Traditional detached housing occupies a large proportion of residential land, although more recent villas, 
townhouses and apartments (generally located on former industrial sites) provide a significant number of 
dwellings, particularly in the eastern area of the Precinct. Some shop top housing occurs in the traditional strip 
shopping centres of Botany and Banksmeadow. Low dwelling densities of up to 15 dwellings per hectare 
characterise the Precinct.  
 
The Botany Local Centre is one of the traditional centres for the Botany Bay LGA and contains many of the 
LGA’s Heritage Items (refer to Part 5.2.2.2 - Botany Local Centre). It is located within the ANEF 25-30 
contour (unacceptable for residential development). In certain circumstances, and subject to Council 
discretion, Council may grant consent to development where the building site has been classified as 
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"unacceptable" under Table 2.1 of AS2021-2000 (refer to Part 3J - Development Affecting Operations at 
Sydney Airport). 

 
The centre comprises a main street retail core between Edward Street and Bay Street with other land uses 
extending north and south of this core area including a large light industry site north of Bay Street and 
residential land uses south of Edward Street. 
 
The Botany Local Centre also acts as a buffer between the Hale Street Industrial area and residential 
development to the east of Botany Road. The Hale Street industrial area extends from the Botany Local 
Centre to Sir Joseph Banks Park. The dominant land uses are freight and logistics (which is predominantly 
freight and logistics land uses serving Port and Airport freight needs) followed by a range of manufacturing 
(heavy and light), local light industry and urban support and residential land uses in the northern part of the 
Precinct.   
 
Business park land uses are concentrated north of the Botany Local Centre at Lord Street (comprised of the 
Lakes Business Park development and Sir Joseph Banks Corporate Park). These business parks provide a 
high quality head office environment for mainly logistics and Airport-related operations, but also other business 
tenants. The area is separated from the Botany Local Centre by residential land uses between Daphne and 
Hickson Streets.  
 
The Banksmeadow Neighbourhood Centre contains approximately 100 metres of retail uses at the end of the 
Botany Road spine on its northern side. The centre is located within the 20-25 ANEF contour (conditional for 
residential development). The centre has been identified as an area suitable for residential intensification with 
medium density permitted north of the centre. Surrounding the centre are the Port Botany and Banksmeadow 
industrial areas to the east, the Botany South industrial area to the west and predominantly low density 
residential development to the south.  
 
The Botany South industrial area is located west of the Banksmeadow centre and has frontage to Botany 
Road. It contains most of the LGA’s urban services land uses (27 per cent) and a significant proportion of 
manufacturing (heavy and light) and local light industry and urban support. The Botany Road street frontage of 
this industrial area is a mix of uses with an enterprise corridor flavour including urban support and residential 
and manufacturing (refer to Part 9B - Botany South).  
 
The Botany Precinct contains a number of opportunities which include: 
 
 The redevelopment of some areas of medium residential zoned lands; 
 The potential for Pemberton-Wilson Street Precinct for residential development and Banksmeadow 

centre for shop top housing; 
 Potential improvement of existing and future residential amenity as the Hale Street extension has 

alleviated heavy traffic flow from Botany Road; 
 Potential for shop top housing and additional retail activity on Botany Road by reducing traffic and 

improving public domain on Botany Road; 
 Potential for intensification of residential and small scale commercial uses on side streets within 100-

150 of Botany Road, in the Botany and Banksmeadow Local Centres; 
 Potential to create a new neighbourhood centre on Swinbourne Street; and 
 Potential to create a more intense commercial centre at Botany with development of Lord Street 

Business Park Precinct. 
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Risk 
The Botany / Randwick industrial area forms a significant industrial complex of State and National significance.  
The location of the industrial area, within the vicinity of residential areas, has required that safety studies into 
the cumulative risk of industrial activity be undertaken to quantify and measure hazard risk associated with 
such activities.  
The Department of Planning & Environment has released three studies that investigate industrial operations 
and make land use planning recommendations.  Studies released to date include the ‘Risk Assessment Study 
for the Botany / Randwick Industrial Complex and Port Botany’ (1985), the ‘Port Botany Land Use Safety 
Study’ (1996) and the ‘Botany / Randwick Industrial Area Land Use Safety Study’ (2001). 
 

A Risk Assessment Study for the Botany / Randwick Industrial Complex and Port Botany - 1985 
Analysis of hazard risk implications within the Botany / Randwick Industrial area was first examined in 1985 by 
Planning NSW (formerly the Department of Environment and Planning) within a report titled ‘A Risk 
Assessment Study for the Botany / Randwick Industrial Complex and Port Botany’.  The risk assessment study 
was initiated by the Department in response to concerns expressed by community groups and local councils 
about the intensification of potentially hazardous installations and associated facilities in the area and their risk 
implications on nearby residential land uses.   
 
The recommendations from the 1985 study that relate to residential risk implications and land use controls 
under recommendation 12, state that: 
 
 No intensification of residential developments should be allowed within areas identified in the study; 
 Provisions within a planning instrument that permit an increase in existing residential dwelling density 

should be reviewed; 
 New residential intensification within the cumulative risk areas identified within the study should be the 

subject of the Director’s concurrence. 
 
The study had no status under the Environmental Planning and Assessment Act 1979 and subsequently relied 
on the support of Council to implement the recommendations contained in the study.  Council has supported 
the recommendations of the study relating to land use planning and has in practice referred residential 
development applications, which aim to intensify development to Planning NSW for concurrence.    
 
Port Botany Land Use Safety Study – 1996 
Port Botany is a major infrastructure facility that handles and accommodates activities involving hazardous 
materials including - loading / unloading, storage and distribution of dangerous goods and materials.  
 
The Port Botany Land Use Safety Study was undertaken by the Department of Planning to update the 1985 
Study, develop updated cumulative risk contours (to provide a framework for assessment and decision making 
for future developments) and formulate a strategic land use safety framework.  
 
The recommendations of the Study were: 

 Future developments in the Port should undergo early risk assessment and comprehensive 
environmental impact processes to demonstrate that the use will not contribute to any cumulative risk – 
as identified in the Port area.  

 Development controls are put in place to ensure there is no significant increase in the number of 
people exposed to risk – as identified in the residential risk contour. 
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 Individual site studies are undertaken to develop programs that are then implemented to create risk 
reduction and safety management measures. 

 The Port and Port users prepare emergency plans / procedures and fire prevention / protection 
systems. 

 The Port and Port users adopt a program to ensure the community is adequately informed on Port 
activities, associated risks and safety management measures.   

 
Botany / Randwick Industrial Area Land Use Safety Study 
Planning NSW in 2001 published the ‘Botany / Randwick Industrial Area Land Use Safety Study’ with the 
objectives of:- 
 
 Updating the 1985 cumulative risk study for the Botany / Randwick industrial area; 
 Developing a framework for the efficient assessment and decision making for future developments; 
 Formulating a strategic land use safety framework for future developments in the Botany /  Randwick 

Industrial Area and surround land uses; 
 
The review investigated two cases based on two industrial scenarios. The cases were aimed at identifying the 
cumulative risk levels resulting from the industrial area under the current conditions (pre – 2001) and a 
predicted future case (2001).  An explanation of the cases are as follows: 
 
 The Existing Case (Pre-2001): The Orica mercury cell chlorine plant and chlorine liquefaction facilities 

and associated bulk chlorine storage.  Risks associated with the chlorine plant include incidences such 
as a chlorine vapour cloud release due to equipment failure or due to fire / radiation impacts on the 
plant and storage from a fire in the vicinity.  

 The Future Case (2001): The Existing Orica chlorine plant being replaced with membrane production 
facilities. The bulk storage of chlorine has ceased.  The removal of chlorine liquefaction and storage on 
site will reduce the likelihood of chlorine releases occurring.  

 
It should be noted that Council received a letter from the then Planning NSW dated 31 October 2002 advising 
that the recommendations in the Land Use Safety Study for the Future Case now apply. The Future Case 
applied from 31 October 2002. 
 
The key findings of the Botany / Randwick Industrial Area Land Use Safety Study has been a significant 
improvement in the cumulative risk areas that result from the industrial operations located within the Botany / 
Randwick industrial area. 
 
Recommendations that resulted from the study were:- 
 

1. Future developments in the Botany / Randwick industrial area should be subject to early risk 
assessment and comprehensive environmental impact processes to conclusively demonstrate they will 
not contribute to risk impacts outside the industrial area that are inappropriate for surrounding land 
uses.  

2. Effective land use safety planning should be implemented to allow future developments in the area, 
and to reconcile any potential land use planning conflicts.  

3. A process of regular reviews and updates for site safety management systems should be undertaken. 
4. Emergency plans and procedures, and fire prevention and protection systems should be kept up-to-

date.  
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5. Industrial facilities should adopt community right-to-know principles to ensure the community is 
adequately informed about activities, associated risks and safety management measures adopted 
within the Botany / Randwick industrial area. 

 
Implementation of recommendations 1, 3, 4, and 5 listed above are the responsibility of State, Local 
Governments and industry to administer through consultation and development approvals.  Implementation of 
recommendation 2 is achieved by the City of Botany Bay Council through the preparation of this Development 
Control Plan to give the Study status under the Environmental Planning and Assessment Act 1979.     

8.4.2   Desired Future Character 
 

Function and Diversity 
 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Ensure densities in residential areas already affected by aircraft noise over 30 ANEF or adjacent to 

freight and major road corridors are not increased. 
 Encourage the conversion of uses within sites affected by aircraft noise over 30 ANEF to non-

residential uses less affected by aircraft noise.  
 Facilitate the expansion of commercial activity potential in a business park setting north of the Botany 

Local Centre (Lord Street Business Park Precinct).  
 Limit retail development to within the Botany Local Centre and Banksmeadow Neighbourhood Centre 

(refer to Part 5.2.2.7 - Botany Local Centre and Part 5.2.3.3 - Banksmeadow Neighbourhood 
Centre). 

 Enhance connections to the Botany Local Centre. 
 Encourage active frontage along Botany Road in the Botany Local Centre.  
 Encourage ‘side street’ retailing potential into Bay Street. 
 Promote the extension of ‘main street’ retail north to Hickson Street at Botany Local Centre (eastern 

side of Botany Road).  
 Facilitate the development of a supermarket use in the Banksmeadow Local Precinct and maintain a 

supermarket use with the Botany Local Precinct. 
 Promote the extension of the Banksmeadow Local Centre west to Pemberton Street. 
 Retain the Botany South Industrial Precinct for light industry activities and ensure a transition buffer to 

residential development.  
 Ensure access and adaptability of dwellings (for seniors). 
 Encourage increased residential densities in the form of shop top housing at Swinbourne Avenue to 

create small retail and mixed use centre.  
 Encourage live/work opportunities along Botany Road and on the perimeter of the Botany south 

Industrial Precinct. 
 Retain Hale Street for Port related and other general industrial activities. 
 Development should: 

 promote neighbourhood amenity and enhance pedestrian comfort;  
 encourage site layout and building styles and designs that promote commonality and a visual 

relationship with the surrounding built form and dwelling styles;  
 encourage dwelling styles that maintain and complement existing development patterns;  
 encourage a strong landscape and vegetation theme within both the public and private domain; and 
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 allow the adaptive reuse of industrial buildings for residential purposes; encourage new 
development on larger sites (eg over 2,000m²) to promote a parkland setting for residential 
development. 

 
Form, Massing, Scale and Streetscape 

 
 Encourage development to follow the topography of the land. 
 Promote medium residential development in areas adjacent/adjoining existing medium density housing 

development with an FSR of 0.85:1 and 2 storeys with attic (a maximum height of 10 metres) unless 
the site area is over 2000m² which then permits a FSR of 1.5:1 and 2 to 6 storeys (a maximum height 
of 22 metres).  

 Maintain and enhance low density residential accommodation in the form of detached/attached 
dwellings with a maximum height of 2 storeys in the remainder of the Precinct.  

 Promote site access and parking facilities that do not dominate the streetscape. 
 Encourage new development or alterations and additions to existing development to complement the 

height and architectural style found in the immediate vicinity, particularly where there is an established 
character. 

 Maintain roof forms to reflect the characteristics of the prevailing designs within the street. 
 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

 Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

 Orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school grounds. 

 
Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
 

The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
 
Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
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height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013 provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
o Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential 
Zone. 

 
Please refer to Part 4C.7 for more information. 

 
Setbacks 

 
 Retain front setbacks which are consistent within a street and promote landscaping to soften the built 

form. 
 Retain side setbacks, where they are consistent within a street. 
 

Landscaping  
 
 Encourage landscaping within the front and side setback to soften the built form particularly in high 

density terrace, unit and residential flat buildings.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties.  
 Maintain street trees.  
 Encourage landscaping and public domain to elevate Bay Street to a “grand avenue”. 
 

Heritage 
 
 Promote urban design and uses that enhance to the character of the area and protect and are 

sympathetic to the significance of Heritage Items.  
 Conserve and enhance Heritage Items within the Precinct.  
 Conserve and protect the Botany Township Heritage Conservation Area. 
 

Fencing 
 
 Encourage and retain fencing character, styles and height for each street which in some circumstances 

may include no fences.  
 

Noise 
 
 Ensure development along Botany Road and within the vicinity of Foreshore Road is designed to 

minimise traffic noise transmission. 
 Ensure development adjacent to the Goods Railway Line is designed and incorporates measures so 

that noise levels specified in Clause 87 of SEPP (Infrastructure) 2007 are met. In any bedroom in the 
building—35 dB(A) at any time between 10.00 pm and 7.00 am and  anywhere else in the building 
(other than a garage, kitchen, bathroom or hallway)—40 dB(A) at any time. 

 Ensure development affected by aircraft noise is designed to minimise aircraft noise transmission in 
accordance with AS2021. 

 Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the 
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airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 

 
 Retain and preserve the rectilinear grid pattern within the Precinct  
 

Public Domain and Environment  
 
 Encourage development in the vicinity of parkland and open space. 
 Encourage development in the vicinity of Sir Joseph Banks Park and Reserve, Booralee Park and 

Garnet Jackson Reserve and other significant features such as wetland areas and the golf course to be 
designed so that the site layout and the development has a relationship with the open space or 
features through elements such as view corridors and pedestrian linkages. 

 Facilitate increased public access to the Botany wetlands and the golf course system. 
 Encourage pedestrian links, linking the pocket park open space system and street system within the 

Precinct. 
 Provide sufficient open space to meet a variety of recreational needs.  
 Encourage landscaping and vegetation planting within both the public and private domain of the 

precinct.  
 Facilitate landscaping and street plantings to complement the built form and create cohesiveness 

throughout the Precinct.  
 Encourage landscaping to be incorporated within the development and site layout to soften the built 

form, promote pedestrian comfort and enhance the aesthetics of the neighbourhood.  
 Encourage the impacts of non-residential uses, such as traffic and noise/air pollution on residential 

amenity to be minimised. 
 

Solar Access 
 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties.  
 

Traffic and Access 
 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 Discourage through traffic throughout the Precinct through traffic calming measures. 
 

Views 
 
 Retain existing views.  
 Encourage new development to promote vistas, visual links and view corridors to significant areas, 

features, sky lines and open spaces areas of the LGA and surrounding areas.  
 Facilitate development on larger sites to unlock vistas and view corridors to park land, Botany Bay and 

City skylines.  
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Risk 

 
 Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the 

ARTC Rail Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. 
Development Applications, planning proposals and rezoning of land received by Council for land within 
the Zone of Influence will be referred to the APA Group for consideration and comment. 

 
 Recognise that development for ‘residential intensification’, ‘sensitive use intensification’, and 

development that will result in increased traffic volumes or access points onto Stephen Road (being a 
designated Dangerous Goods Route) must:- 
 consider a transport risk assessment report.  The contents and outcomes of a transport risk 

assessment report are to be in general accordance with the principles outlined in the Hazardous 
Industry Advisory Paper Nº 6: Guidelines for Hazard Analysis (Planning NSW, 1992), 
Hazardous Industry Advisory Paper Nº 4: Risk Criteria for Land Use Safety Planning (Planning 
NSW, 1992), ‘Hazardous Industry Planning Advisory Paper No. 10 Landuse Safety Planning’ 
published by the NSW Department of Planning in January 2011 and ‘Hazardous Industry 
Planning Advisory Paper No. 11 – Route Selection dated January 2011. 

 receive development concurrence for the application from the Department of Planning & 
Environment. 

 
 Any other applications for development adjacent to / or within the vicinity of routes designated as 

‘Dangerous Goods Routes’ will be assessed under the relevant Council planning instruments and 
controls.   

 Where a site is considered by Council to be located adjacent to a dangerous goods route defined in 
this plan, any development on the site will be assessed and viewed as though it was located within the 
area with the more stringent risk-related development controls specified in this development control 
plan. 
 
Note: Council in 2012 commissioned a traffic count for Denison Street (in both directions, north and 
south); which includes a separate count for dangerous goods traffic as Council wanted to compare the 
overall traffic to the dangerous goods traffic. Whilst this data is available to applicants who are required 
to prepare a Transport Risk Assessment Report, the data is over 12 months old and depending on the 
proposed development Council may require a new Transport Risk Survey to be conducted at the 
applicant’s costs. Please contact Council for more information. 

 
 
Definitions: 

 
Dangerous Goods Routes means identified within the Botany/Randwick Industrial Area Land Use Safety 
Study. 

 
The Botany / Randwick Industrial Area Land Use Safety Study does not include an assessment of the risk 
implications of dangerous goods transport, but does identify some routes as having a significant likelihood of 
carrying such goods. The routes identified within the Botany / Randwick Industrial Area Land Use Safety Study 
form a wider local and regional road network that may also carry traffic containing dangerous goods.  The 
consideration of risk arising from the transportation of dangerous goods on this local and regional road 
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network and the impacts this may have on residential and sensitive use development within the Study area 
needs to be considered as part of the assessment process for future development activity.  

 
Residential intensification means an increase in the number of dwellings or an increase in the number of 
rooms providing temporary or permanent accommodation.  

 
Residential land uses considered incompatible with residential fatality risk, injury or irritation risk (as defined in 
Hazardous Industry Planning Advisory Paper No.4 – Risk Criteria for Land Use Safety Planning - Planning 
NSW, 1992) resulting from operations within the Botany / Randwick industrial area under this plan include 
dwelling houses, hotels, motels, and caretakers residences resulting from any of the following: 
  

 The alteration and / or addition of an existing building; 
 The conversion and / or utilisation of an existing building or vacant land;  
 The subdivision of land to create a new allotment; and 
 The rezoning of land. 

 
Sensitive use intensification means the establishment of a sensitive use or an increase in the gross 
operational floor space of an existing building that is occupied by a sensitive land use.  

 
Sensitive land uses that are considered incompatible with fatality risk, injury or irritation risk (as defined in 
Hazardous Industry Planning Advisory Paper No.4 – Risk Criteria for Land Use Safety Planning - Planning 
NSW, 1992) resulting from operations within the Botany / Randwick industrial area under this plan include:- 
child care centres, nursing homes, educational establishments, hospitals and units for aged persons. 

 
Site means land comprising one or more allotments that forms an area to which a development consent or 
application for consent, applies under the provisions of the Environmental Planning and Assessment Act 1979.  

 
 

Additional information: 
 

A number of Hazardous Industry Planning Advisory Papers (HIPAPs) and other guidelines have been issued 
by the Department of Planning & Environment to assist stakeholders in implementing an integrated risk 
assessment process and can be found at http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-
development 
 

http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
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8.5  Daceyville Character Precinct 
 

8.5.1  Existing Local Character 
 

Dacey Garden Suburb, now Daceyville commenced in 1912 as New South Wales first public housing estate 
(refer to Figure 8). It was initially designed by New South Wales Public Works Department - William Volk 
Foggit under government architect George McRae.  The architect town planner Sir John Sulman later revised 
the design.  

 
Figure 8 - Daceyville Precinct  
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Daceyville Precinct is an early example of a small garden suburb, which can trace elements of both the 
Garden City and Garden Suburb movement. It is the first place in Australia where these come together as the 
design was initiated by the government of the day, which could afford the philanthropic influences of model 
town planning such as open space and lower densities. 
Within the Daceyville Precinct there is a mixture of housing stock, comprising of one-storey cottages, semi-
detached dwellings and town houses. 
 
The style of housing in the Precinct is Federation Arts and Crafts (constructed in the period 1910-1920). The 
materials used include brick, painted brick, fibro and rendered finish in a variety of period colours – apricot, 
peach, pink, brown, green and red. Repetition of particular styles of houses occurs within the precinct, where 
whole streets contain one particular style of dwelling with similar colours themes. The Daceyville 
Neighbourhood Centre along General Bridges Crescent is also of Federation period Arts and Crafts style 
architecture. 
 
Beginning in 1982, the Department of Housing undertook a major urban renewal project on the Daceyville 
Garden Suburb, covering 12 hectares and 500 dwellings. Where the earlier proposal involved redeveloping the 
entire suburb with multi-storey apartment blocks, the urban renewal approach was one of rehabilitation and 
infill, keeping the existing community.  
 
The key feature of the urban renewal project was that new buildings located at the rear of only the largest of 
the existing lots where any visual impacts could be minimised. Today, there are no further opportunities to 
undertake developments of this type without impacting on the heritage significance of the area. 
 
During the 1980’s various aspects of public domain and shared features also changed including changes to 
concrete kerbs and some changes to the road configuration.   
 
The majority of the Precinct is listed in the Botany Bay LEP 2013 as Daceyville Garden Suburb Heritage 
Conservation Area. The remaining land in the Precinct is not identified as a heritage conservation area and 
includes the properties in Astrolabe Road and Isaac Smith Street. The majority of Daceyville Precinct is zoned 
R2 Low Density Residential, with a B1 Neighbourhood Zone over the Daceyville Shops in General Bridges 
Crescent and a RE1 Public Recreation Zone over Daceyville Gardens Reserve, Haig Park Reserve and 
Rowland Park. 
 
David Phillips Field is located at the corner of Banks Avenue & Gwea Avenue and is owned by the University 
of New South Wales. During 2009-2012 David Phillips Field was redeveloped and now provides for a range of 
sporting activities including: hockey, soccer, tennis, rugby, football, baseball and touch, and cricket. 
 
There are a number of Heritage Items within the Precinct. These are: 
 
 Dacey Garden Reserve and Substation, corner of Gardeners and Bunnerong Roads, Daceyville; 
 Former Community centre at the corner of Willis Crescent and Haig Avenue, Daceyville; 
 Commercial Building Group at 1-11 General Bridges Crescent, Daceyville; 
 Marist Brothers School and Presbytery at Haig Avenue, Daceyville; 
 St Michael’s Church at Haig Avenue, Daceyville; and 
 Daceyville Public School at Joffre Crescent Daceyville. 

 
The scale of the built form, the width of the road reserves and the wide verges creates a streetscape that 
strongly features an open and landscaped theme. This theme is evident along Cooks Avenue and Banks 
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Avenue where there is the wide road reserve and a planted median strip. The mature palms on Bunnerong 
Road create an impressive impact on the streetscape environment. 
Daceyville Precinct’s existing subdivision pattern is an essential element in defining the original plan for the 
area of the suburb. The original plan for Daceyville contained single-storey semi-detached houses on lots 
ranging in size from 300m² to 412m², with generous front setbacks and with floor space ratios in the range of 
0.2:1 to 0.23:1. As a result, each residence has a relatively low site coverage compared to contemporary 
forms of detached and semi-detached residential development.  

 
A strong relationship also occurs between the public and private domain as a result of low scale barriers such 
as fencing, hedges and planting or no barriers along the property boundaries abutting a public road or open 
space area.  
 
Landscaping within the precinct is generous with well-established gardens and vegetated public areas. 
 
Refer to Part 3B - Heritage for further information on development of and in Daceyville.  
 
 
8.5.2   Desired Future Character 

 
Function and Diversity 

 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Retain and maintain the Precinct for predominantly low-scale residential dwelling houses with generous 

front setbacks and lots ranging in size from 300m² to 400m² with a distinctive housing style of 
Federation Arts and Crafts.  

 Retain original Arts & Crafts Federation, single and two-storey building stock in its original 
configuration. 

 Sympathetically design infill to respect the heritage character of the Precinct. 
 Encourage and limit retail activity along General Bridges Crescent in the B1 Neighbourhood Centre 

Zone (refer to Part 5.2.2.1 - Daceyville Neighbourhood Centres). 
 Retain and conserve the heritage significance of the non-residential contributory buildings.  
 

Form, Massing, Scale and Streetscape 
 
 Maintain single-storey building height on streets which are dominated by early Garden Suburb single 

storey dwellings.  
 Maintain the streetscape character dominated by two-storey dwellings by siting new development at 

the rear of sites and not exceeding the original building height. 
 Encourage sympathetic designs for alteration, additions and extensions to early Garden Suburb 

housing to maintain and complement the prevalent architectural style of the buildings.  
 Facilitate infill dwellings houses which reflect the established character of Daceyville but do not 

completely imitate the character of the heritage buildings.  
 Encourage contemporary equivalents of heritage houses which sympathetically interpret the facades, 

buildings form, scale, rhythm and materials to complement the existing character of the immediate 
vanity.  

 Maintain the established building orientation of the Precinct.   
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 Encourage hipped and gabled roofs and the use of various roof materials to complement the existing 
character and form.  

 Encourage development to follow the topography of the land. 
 Promote site access and parking facilities that do not dominate the streetscape. 
 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

 mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

 orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school 

grounds. 
 
Setbacks 

 
 Retain front and side setbacks of early Garden Suburb housing to protect the relationship between 

individual buildings, the public domain and thereby assisting in the conservation of Daceyville as a 
Garden Suburb. 

 
Landscaping  

 
 Maintain original tree plantings and where replacements are necessary maintain consistency with the 

existing original trees and plantings of the Precinct.  
 
Heritage 

 
 Conserve and enhance the heritage significance of Daceyville through understanding the physical 

evolution of the suburb as part of the Garden Suburb movement, the physical elements that comprise 
the suburb and the historical development of Daceyville. 

 
Fencing 

 
 Encourage and retain fencing character, styles and height of each street which in some circumstances 

may include no fences.  
 

Noise 
 
 Ensure that development along Gardeners Road and Bunnerong Road is designed to minimise traffic 

noise transmission. 
 Ensure that development designed to minimise aircraft noise transmission in accordance with AS2021. 
 Where the height of the proposed development is higher than the existing height of the localised 

building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 

 
 Protect and maintain Daceyville’s existing subdivision pattern. 
 Prohibit the subdivision or amalgamation of land within Precinct. 
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Public Domain and Environment  
 
 Retain original gardens elements such as gates, concrete borders, and red oxide coloured pathways 

and concrete plinths as they contribute to the character of Daceyville Garden Suburb.  
 Maintain the spatial relationship between front gardens and the building on which the building is sited. 

(i.e. front setbacks are to be retained in their original form).  
 Ensure garden designs of new development incorporate landscaping which are consistent with the 

existing scale, style and materials.  
 Restrict paving in the front setbacks of Early Garden Suburb housing to driveways, hardstand and 

entrance paths to house to maintain the remainder of the front setbacks as grass and other soft 
landscape features. 

 Maintain and preserve Daceyville Precinct’s public street planting and parks in particular Haig Park, 
Daceyville Gardens and Astrolabe Parks.  

 Maintain and preserve significant vistas and streetscapes, where landscaping forms an integral design 
of the layout.  

 Maintain concrete plinth walls, which were designed to demarcate the public and private domains. 
 Maintain existing footpaths.  
 Conserve and retain early name plates and early wall-mounted street signs.  
 Maintain the existing configuration of roads, paths, kerbs and guttering. 
 Limit freestanding signage street sign to those parts of the Precinct for which it forms part of the original 

character.  
 

Solar Access 
 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties.  
 

Traffic & Access 
 
 Discourage through traffic throughout the Precinct through traffic calming measures. 
 Promote parking which is consistent with the character and streetscape of the Precinct 
 Limit the modern garages, carports and on-site parking facilities as they are generally inconsistent with 

the design principles and streetscape of the Precinct.   
 

 Facilitate garages, carports, hardstands and verge crossings which minimise impacts on the heritage 
significance of the Conservation Area. 

 
Views 

 
 Retain and enhance views and vistas especially on Cooks Avenue and Banks Avenue. 
 



 

 

P a g e  | 41 

Part 8 - Character Precincts                                                                Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

8.6  Rosebery Character Precinct 

8.6.1  Existing Local Character 
 

Whilst Eastlakes produces a number of housing styles the Rosebery Precinct (refer to Figure 9), 
predominately produces a consistent low-density scale of development with larger detached dwelling houses. 
The majority of the Precinct comprises of one and two-storey brick dwellings with multi unit housing 
developments including townhouse, semi-detached and villa style developments scattered throughout the 
Precinct. The one-storey cottages are depicted in two predominant styles – inter-war and post-war. These 
buildings are constructed of brick, fibro or timber cladding and contribute to the heritage conservation in the 
LGA. This low to medium density style of development promotes tree-lined streets with a focus on urban 
amenity and generous street setbacks.  
 
The Precinct is within the 20 to 25 ANEF contour which is conditional for residential development. 
 
The Rosebery Precinct includes St Therese Catholic Church and primary school at the corner of Coward & 
Sutherland Streets. Also immediate to the south of St Therese is JJ Cahill Memorial High School. 
 
The Rosebery Neighbourhood Centre is located along Gardeners Road on a flat section of land. The centre 
consists of a good mix of local shops (around 100 shops) which service the local community.  
 
The historic former Roxy Theatre is a Heritage Item which located at the centre of the shops and provides a 
landmark for the Shopping Village (refer to Part 3B - Heritage). 

 
Figure 9 - Rosebery Precinct 
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8.6.2  Desired Future Character 

 
Function and Diversity 

 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Maintain the Rosebery Precinct as a residential area that is characterised by the distinct housing styles 

of dwelling houses. 
 Encourage and focus retail activity and shop top housing within Rosebery Neighbourhood Centre (refer 

to Part 5.2.2.6 - Rosebery Neighbourhood Centre). 
 Promote development which increases neighbourhood amenity and enhances pedestrian comfort. 
 Encourage site layout, building styles and designs that promote commonality and a visual relationship 

with the surrounding built form and dwelling styles. 
 Encourage dwelling styles that maintain and complement existing development patterns. 
 Encourage an increased height and density in the form of terrace style housing in Special Area H1 

(refer to Part 4A - Dwelling Houses). 
 

Form, Massing, Scale & Streetscape 
 
 Encourage predominantly low density residential accommodation in the form of detached/attached 

dwellings throughout the Precinct with a maximum height of 2 storeys (9 metres height limit), unless the 
site is zoned R3 – Medium Density Residential and has a site area is over 2000m² which then permits 
a FSR of 1.5:1 and 2 storeys (at the street) to 6 storeys (a maximum height of 22 metres). 

 Encourage development to follow the topography of the land. 
 Promote site access and parking facilities that do not dominate the streetscape.  
 Encourage new development or alterations and additions to existing development to complement the 

height and architectural style found in the immediate vicinity, particularly where there is an established 
character. 

 Maintain roof forms which are characteristic of the prevailing designs within the street.  
 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

 Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

 Orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school grounds. 

 
Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
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The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
 
Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013 provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
o Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential 
Zone. 

 
Please refer to Part 4C.7 for more information. 

 
Setbacks 

 
 Retain front setbacks which are consistent within a street and promote landscaping to soften the built 

form. 
 Retain side setbacks, where they are consistent within a street. 
 

Landscaping 
 
 Encourage landscaping within the front and side setback to soften the built form particularly in high 

density terrace, unit and residential flat buildings.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties.  
 Maintain street trees.  

 
Heritage 

 
 Promote sympathetic urban design and uses that protect and enhance the character and the 

significance of Heritage Items.  
 Conserve and enhance Heritage Items within the Precinct.  
 

Fencing 
 
 Encourage and retain a low scale fencing height. 
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Noise 
 
 Ensure development along Gardeners Road and Botany Road is designed to minimise traffic noise 

transmission. 
 Ensure that development affected by aircraft noise is designed to minimise aircraft noise transmission 

in accordance with AS2021. 
 Where the height of the proposed development is higher than the existing height of the localised 

building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 

 
 Retain the existing rectilinear grid pattern in the Precinct; with a minimum of 5 metre wide frontage 

subdivision permitted in Special Area H1 (refer to Figure 10 – Special Area H1). 
 Encourage increased height and density in the form of terrace style housing (maximum height of 9 

metres) in Special Area H1 (refer to Part 4A - Dwelling Houses).  
 

Public Domain and Environment  
 
 Promote pedestrian links, linking the pocket park open space system and street system within the 

Precinct. 
 Preserve and maintain open space areas within the precinct to cater for a variety of recreational needs. 
 Encourage landscaping and vegetation planting within both the public and private domain of the 

precinct.  
 Encourage landscaping and street planting to complement the built form and provide cohesiveness 

throughout the Precinct.  
 Enhance the aesthetics of the neighbourhood through landscaping within a site to soften the built form 

and promote pedestrian comfort.  
 

Solar Access 
 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties.  
 

Traffic and Access 
 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 Discourage through traffic throughout the Precinct by the means of traffic calming measures. 
 

Views 
 
 Retain existing views.   
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Figure 10 - Special Area H1 
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8.7   Mascot Character Precinct 

 
8.7.1   Existing Local Character 

 
The Mascot Precinct is located in a prominent location within the City as it abuts the Airport, contains Mascot 
Station Precinct (part of the Airport Link railway line) and is linked to the major regional and State road 
networks (refer to Figure 11).  
 
The Precinct contains a range of land uses including industrial/airport related, residential and retail.  These 
uses are clearly segmented - with industrial uses being located in the area bound by O’Riordan Street, 
Alexandra Canal, Gardeners Road and the Airport. Linear retail strips are situated along Botany Road and 
Gardeners Road and residential uses occupy the remaining parts of the Precinct.  
 
Mascot Station Town Centre Precinct is subject to Part 9A - Mascot Station Town Centre Precinct and the 
Employment Zones - B5 Business Development and B7 Business Park are subject to Part 6 - Employment 
Zones. 
 
The Precinct has a variety of residential buildings, with dominant styles being one-storey dwellings. This 
housing stock is of three main styles – Victorian Georgian, Californian Bungalow and Post-war. A variety of 
materials have been used in the construction of these dwellings, including fibro, brick or a rendered finish.  
 
The front setbacks, being the distance between the building line and the boundary line, are fairly uniform within 
each street within the Precinct ranging from approximately 2 metres to 3 metres in some streets to 5 metres to 
6 metres in others.   
 
The majority of dwelling houses have small-scale fences, being 0.5 metres to 0.8 metres in height. These 
fences are constructed of brick, aluminium or timber palings.  
 
Generally existing multi unit housing developments use site layout, landscaping and fencing to provide 
separation from surrounding residential development. 
 
The widths of streets within Precinct vary, for example Gardeners Road is approximately 16m wide, whilst 
Middlemiss Street is approximately 8m wide. 
 
The average area for allotments within this precinct is 271.18m².  
 
Land north of King Street is within the 20 to 25 ANEF contour which is conditional for residential development. 
Land south of King Street is within the 25 to 30 Contour (which is unacceptable for residential development). In 
certain circumstances, and subject to Council discretion, Council may grant consent to development where the 
building site has been classified as "unacceptable" under Table 2.1 of AS2021-2000. (refer to Part 3 - Aircraft 
Noise and OLS). 
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Figure 11 - Mascot Precinct 
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8.7.2   Desired Future Character 
 

Function and Diversity 
 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Retain the Precinct as a residential area with a dominance of high rise residential in the Mascot Station 

Town Centre Precinct with non-residential development along O’Riordan Street and to the west of 
O’Riordan Street.  

 Focus and limit retail activity to the Mascot Station Town Centre Precinct and Mascot Local Centre 
within the Precinct (refer to Part 5.2.2.8 - Mascot Local Centre and Part 9A - Mascot Station Town 
Centre Precinct). 

 Encourage different housing styles depending on the locality.  
 Enhance neighbourhood amenity and pedestrian comfort.  
 Encourage site layout, building styles and designs which promote commonality and a visual 

relationship with the surrounding built form and dwelling styles. 
 Ensure there is consistent streetscape through the use of front setbacks, fencing and landscaping. 
 Promote site linkages (visual and pedestrian). 
 

Form, Massing, Scale and Streetscape 
 
 Encourage development to follow the topography of the land. 
 Facilitate high rise residential development (up to 12 storeys) within the Mascot Station Town Centre 

Precinct (refer to Part 9A - Mascot Station Town Centre Precinct). 
 Encourage medium density residential development in areas adjacent/adjoining existing medium 

density residential development, with a FSR of 0.85:1 and heights of 3 storeys (maximum 12 metre 
height limit)  unless the site area is over 2000m² which then permits a FSR of 1.5:1 and 2 to 6 storeys 
(maximum height of 22 metres). 

 Retain predominantly low density residential accommodation in the form of detached/attached 
dwellings in the remaining residential areas of the Precinct with a maximum height of 2 storeys (9 
metres height limit). 

 Promote site access and parking facilities that do not dominate the streetscape. 
 Encourage new development or alterations and additions to existing development to complement the 

height and architectural style found in the immediate vicinity, particularly where there is an established 
character. 

 Maintain roof forms to reflect the characteristics of the prevailing designs within the street. 
 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

 Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

 Orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school grounds. 

 
Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 
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• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
 
Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013 provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
o Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential 
Zone. 

Please refer to Part 4C.7 for more information. 
 

Setbacks 
 
 Retain front setbacks which are consistent within a street and promote landscaping to soften the built 

form. 
 Retain side setbacks, where they are consistent within a street. 

 
Landscaping  

 
 Encourage the use of view lines featuring landscaping and soft architecture. 
 Encourage landscaping within the front and side setback to soften the built form particularly in high 

density terrace, unit and residential flat buildings.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties. 
 

Heritage 
 
 Promote urban design and uses that enhance to the character of the area and protect and are 

sympathetic to the significance of Heritage Items.  
 Conserve and enhance Heritage Items within the Precinct.  
 

Fencing 
 
 Encourage and retain fencing the existing character, styles and height of each street.  
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Noise 
 
 Ensure development along Botany Road, Gardeners Road, Wentworth Avenue and Southern Cross 

Drive is designed to minimise traffic noise transmission. 
 Ensure the development adjacent to the Goods Railway Line is designed and incorporate measures to 

ensure that noise levels specified in Clause 87 of SEPP (Infrastructure) 2007 are met - in any bedroom 
in the building -35 dB(A) at any time between 10.00 pm and 7.00 am; and  anywhere else in the 
building (other than a garage, kitchen, bathroom or hallway) -40 dB(A) at any time. 

 Ensure development affected is designed to minimise aircraft noise transmission in accordance with 
AS2021. 

 Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 
 
 Retain the existing rectilinear grid pattern in the Precinct. 
 Encourage 5 metre wide frontage allotments for land that fronts: 

 King Street only (Botany Road to Maloney Street); 
 Maloney Street only (King Street to Gardeners Road); and 
 Coward Street only (Maloney Street to Botany Road). 
Refer to Figure 10 – Special Area H1. 
Note: Building height is restricted to a maximum of 9 metres. 

 
Public Domain and Environment  

 
 Encourage developments located in the vicinity of parkland and open space to have a relationship with 

the open space or features through elements such as view corridors and pedestrian linkages. 
 Encourage pedestrian links, linking the pocket park open space system and street system within the 

Precinct. 
 Preserve and maintain open space areas within the precinct to cater for a variety of recreational needs. 
 Encourage landscaping and vegetation planting within both the public and private domain of the 

precinct.  
 Facilitate landscaping and street plantings to complement the built form and create cohesiveness 

throughout the Precinct.  
 Encourage landscaping to be incorporated within the development and site layout to soften the built 

form, promote pedestrian comfort and enhance the aesthetics of the neighbourhood.  
 Encourage the impacts of non-residential uses, such as traffic and noise/air pollution on residential 

amenity to be minimised. 
 Enhance pedestrian amenity, promote active street frontage and encourages links to public areas such 

as Lever Street Reserve.  
 

Solar Access 
 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties.  
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Traffic and Access 

 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 Discourage through traffic throughout the Precinct through traffic calming measures. 
 

Views 
 
 Retain existing views.  

 
Risk 

 
 Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the 

ARTC Rail Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. 
Development Applications, planning proposals and rezoning of land received by Council for land within 
the Zone of Influence will be referred to the APA Group for consideration and comment. 
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8.8  Eastgardens Character Precinct 

 
8.8.1  Existing Local Character 

 
The Eastgardens Precinct contains the Westfields Shopping Centre; the British American Tobacco Site 
(BATA) and low density detached dwelling houses dominating the southern portion of the Precinct (refer to 
Figure 12). Dwelling houses are clustered in Fraser Avenue, Boonah Avenue, Bunnerong Road, Tierney 
Avenue, Matheson Street and Smith Street.  

 
Figure 12 - Eastgardens Precinct 

 

 
 

Westfield Eastgardens is a major shopping centre in the region providing many goods and essential services 
and contains a major bus interchange facility with bus routes connecting Eastgardens with the City, Bondi 
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Junction, Burwood, Rockdale, Little Bay, Port Botany and La Perouse. The shopping centre is bounded by the 
BATA site to the north and Bonnie Doon Golf course to the west.  
 
The British American Tobacco site to the north of the Westfield shopping centre is a large site, which has been 
actively used for industrial purposes for many years. 

 
The Precinct is divided by Wentworth Avenue which is a Road Maritime Services (RMS) controlled road and 
Bunnerong Road is the Precinct’s eastern boundary which is also a RMS controlled road. Denison Street is a 
dangerous goods route and the main access to Port Botany from Wentworth Avenue which is located at the 
western boundary of the low density detached dwellings south of Wentworth Avenue. The continued location 
of industrial land uses to the west and south of the residential areas continues to create conflicts between land 
uses. 
 
Landscaping provided within the Eastgardens Precinct including street trees and planting within properties has 
created a pleasant environment, which ensures a contrast to the industrial built form to the west. 
 
There is only one major open space area within the Precinct, being Hensley Athletic Field, bounded by 
Wentworth Avenue, Denison Street, Smith Street and Corish Circle. The Hensley Athletic Field’s prime focus 
is to provide a range of specialist recreation opportunities relating to athletics and field sports. The running 
track and field events area provides specialist facilities and surfaces for athletics; the infield provides play and 
training opportunities for field sports such as soccer, rugby and league. Cricket practice nets are also 
available. 
 
There are two small pocket parks in the Precinct, being Tierney Avenue Reserve at the corner of Flint Street 
and Tierney Avenue and Muller Reserve at the corner of Tierney Avenue and Mathewson Street. 
 
The setbacks within the low density detached dwelling south of Wentworth Avenue vary between 5 metres to 8 
metres.  Fences are varied in height and style but the majority are of a low-scale.  
 
Eastgardens south of Wentworth Avenue is not affected by ANEF noise contours, Acid Sulfate Soils or a low 
lying groundwater table thereby reducing the environmental issues that are commonly experienced in other 
parts of the LGA. 
 
Risk 
Eastgardens is adjacent to the Botany / Randwick industrial area which forms a significant industrial complex 
of State and National significance.  The location of the industrial area, within the vicinity of residential areas, 
has required that safety studies into the cumulative risk of industrial activity be undertaken to quantify and 
measure hazard risk associated with such activities.  
 
The Department of Planning & Environment has released three studies that investigate industrial operations 
and make land use planning recommendations.  Studies released to date include the ‘Risk Assessment Study 
for the Botany / Randwick Industrial Complex and Port Botany’ (1985), the ‘Port Botany Land Use Safety 
Study’ (1996) and the ‘Botany / Randwick Industrial Area Land Use Safety Study’ (2001). 
 

A Risk Assessment Study for the Botany / Randwick Industrial Complex and Port Botany - 1985 
Analysis of hazard risk implications within the Botany / Randwick Industrial area was first examined in 1985 by 
Planning NSW (formerly the Department of Environment and Planning) within a report titled ‘A Risk 
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Assessment Study for the Botany / Randwick Industrial Complex and Port Botany’.  The risk assessment study 
was initiated by the Department in response to concerns expressed by community groups and local councils 
about the intensification of potentially hazardous installations and associated facilities in the area and their risk 
implications on nearby residential land uses.   
 
The recommendations from the 1985 study that relate to residential risk implications and land use controls 
under recommendation 12, state that:- 
 
 no intensification of residential developments should be allowed within areas identified in the study; 
 provisions within a planning instrument that permit an increase in existing residential dwelling density 

should be reviewed; 
 new residential intensification within the cumulative risk areas identified within the study should be the 

subject of the Director’s concurrence. 
 
The study had no status under the Environmental Planning and Assessment Act 1979 and subsequently relied 
on the support of Council to implement the recommendations contained in the study.  Council has supported 
the recommendations of the study relating to land use planning and has in practice referred residential 
development applications, which aim to intensify development to Planning NSW for concurrence.    
 
Port Botany Land Use Safety Study – 1996 
Port Botany is a major infrastructure facility that handles and accommodates activities involving hazardous 
materials including - loading / unloading, storage and distribution of dangerous goods and materials.  
 
The Port Botany Land Use Safety Study was undertaken by the Department of Planning to update the 1985 
Study, develop updated cumulative risk contours (to provide a framework for assessment and decision making 
for future developments) and formulate a strategic land use safety framework.  
 
The recommendations of the Study were: 

 Future developments in the Port should undergo early risk assessment and comprehensive 
environmental impact processes to demonstrate that the use will not contribute to any cumulative risk – 
as identified in the Port area.  

 Development controls are put in place to ensure there is no significant increase in the number of 
people exposed to risk – as identified in the residential risk contour. 

 Individual site studies are undertaken to develop programs that are then implemented to create risk 
reduction and safety management measures. 

 The Port and Port users prepare emergency plans / procedures and fire prevention / protection 
systems. 

 The Port and Port users adopt a program to ensure the community is adequately informed on Port 
activities, associated risks and safety management measures.   

 
Botany / Randwick Industrial Area Land Use Safety Study 
Planning NSW in 2001 published the ‘Botany / Randwick Industrial Area Land Use Safety Study’ with the 
objectives of: 
 
 Updating the 1985 cumulative risk study for the Botany / Randwick industrial area; 
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 Developing a framework for the efficient assessment and decision making for future developments; 
 Formulating a strategic land use safety framework for future developments in the Botany / Randwick 

Industrial Area and surround land uses. 
 
The review investigated two cases based on two industrial scenarios.  The cases were aimed at identifying the 
cumulative risk levels resulting from the industrial area under the current conditions (pre – 2001) and a 
predicted future case (2001).  An explanation of the cases are as follows: 
 
 The Existing Case (Pre-2001): The Orica mercury cell chlorine plant and chlorine liquefaction facilities 

and associated bulk chlorine storage.  Risks associated with the chlorine plant include incidences such 
as a chlorine vapour cloud release due to equipment failure or due to fire / radiation impacts on the 
plant and storage from a fire in the vicinity.  

 
 The Future Case (2001): The Existing Orica chlorine plant being replaced with membrane production 

facilities.  The bulk storage of chlorine has ceased.  The removal of chlorine liquefaction and storage 
on site will reduce the likelihood of chlorine releases occurring.  

 
It should be noted that Council received a letter from the then Planning NSW dated 31 October 2002 advising 
that the recommendations in the Land Use Safety Study for the Future Case  now apply. The Future Case 
applied from 31 October 2002. 
 
The key findings of the Botany / Randwick Industrial Area Land Use Safety Study has been a significant 
improvement in the cumulative risk areas that result from the industrial operations located within the Botany / 
Randwick industrial area. 
 
Recommendations that resulted from the study were: 
 

1. Future developments in the Botany / Randwick industrial area should be subject to early risk 
assessment and comprehensive environmental impact processes to conclusively demonstrate they will 
not contribute to risk impacts outside the industrial area that are inappropriate for surrounding land 
uses.  

2. Effective land use safety planning should be implemented to allow future developments in the area, 
and to reconcile any potential land use planning conflicts.  

3. A process of regular reviews and updates for site safety management systems should be undertaken. 
4. Emergency plans and procedures, and fire prevention and protection systems should be kept up-to-

date.  
5. Industrial facilities should adopt community right-to-know principles to ensure the community is 

adequately informed about activities, associated risks and safety management measures adopted 
within the Botany / Randwick industrial area. 

 
Implementation of recommendations 1, 3, 4, and 5 listed above are the responsibility of State, Local 
Governments and industry to administer through consultation and development approvals.  Implementation of 
recommendation 2 is achieved by the City of Botany Bay Council through the preparation of this Development 
Control Plan to give the Study status under the Environmental Planning and Assessment Act 1979.     
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8.8.2  Desired Future Character 
 

Function and Diversity 
 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Maintain Eastgardens Westfields Shopping Centre as the major shopping centre providing goods and 

essential services for the region.  
 Retain the area south of Wentworth Avenue for low density detached dwelling houses.  
 Maintain & enhance the bus interchange facility at Eastgardens Westfields Shopping Centre to service 

bus routes connecting Eastgardens with the City, Bondi Junction, Burwood, Rockdale, Little Bay, Port 
Botany and La Perouse 

 Facilitate pedestrian and street access for any extensions/additions/alterations to Westfields 
Eastgardens. 

 
Form, Massing, Scale and Streetscape 

 
 Maintain predominantly low density residential accommodation in the form of detached dwellings south 

of Wentworth Avenue with a maximum height of 2 storeys (8.5 metres). 
 Encourage development to follow the topography of the land. 
 Promote site access and parking facilities that do not dominate the streetscape. 
 Encourage new development or alterations and additions to existing development to complement the 

height and architectural style found in the immediate vicinity, particularly where there is an established 
character. 

 Maintain roof forms to reflect the characteristics of the prevailing designs within the street. 
 
 

Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
 

The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
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Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013 provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
o Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential 
Zone. 

 
Please refer to Part 4C.7 for more information. 

 
Setbacks 

 
 Retain front setbacks which are consistent within a street and promote landscaping to soften the built 

form. 
 Retain side setbacks, where they are consistent within a street. 
 

Landscaping  
 
 Encourage landscaping within the front and side setback to soften the built form particularly in high 

density terrace, unit and residential flat buildings.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties.  
 Maintain street trees.  
 

Heritage 
 
 Promote sympathetic urban design and uses that protect and enhance the character and the 

significance of Heritage Items.  
 Conserve and enhance Heritage Items within the Precinct.  

 
Fencing 

 
 Encourage and retain fencing character, styles and height of each street which may in some 

circumstances include no fences.  
 

Noise 
 
 Ensure development along Wentworth Avenue and Bunnerong Road is designed to minimise traffic 

noise transmission. 
 Where the height of the proposed development is higher than the existing height of the localised 

building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 
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Subdivision 
 
 Retain and preserve the rectilinear grid pattern within the precinct. 
 

Public Domain and Environment  
 
 Provide sufficient open space to meet a variety of recreational needs.  
 Encourage landscaping and vegetation planting within both the public and private domain of the 

precinct.  
 Facilitate landscaping and street plantings to complement the built form and create cohesiveness 

throughout the Precinct.  
 Encourage landscaping to be incorporated within development and the site layout to soften the built 

form, promote pedestrian comfort and enhance the aesthetics of the neighbourhood.  
 Encourage the impacts of non-residential uses, such as traffic and noise/air pollution on residential 

amenity to be minimised. 
 

Solar Access 
 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties. 
 

Traffic & Access 
 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 Discourage through traffic throughout the Precinct through traffic calming measures. 
 Promote walking, cycling and a safe pedestrian environment in and around the Eastgardens Westfields 

Shopping Centre.  
 

Views 
 
 Retain existing views.  

 
Risk 

 
 Recognise that development for ‘residential intensification’, ‘sensitive use intensification’, and 

development that will result in increased traffic volumes or access points onto Denison Street (being a 
designated Dangerous Goods Route) must: 
 
 Consider a transport risk assessment report.  The contents and outcomes of a transport risk 

assessment report are to be in general accordance with the principles outlined in the Hazardous 
Industry Advisory Paper Nº 6: Guidelines for Hazard Analysis (Planning NSW, 1992), Hazardous 
Industry Advisory Paper Nº 4: Risk Criteria for Land Use Safety Planning (Planning NSW, 1992), 
‘Hazardous Industry Planning Advisory Paper No. 10 Landuse Safety Planning’ published by the 
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NSW Department of Planning in January 2011 and ‘Hazardous Industry Planning Advisory Paper 
No. 11 – Route Selection dated January 2011. 

 Receive development concurrence for the application from the Department of Planning & 
Environment. 

 
 Any other applications for development adjacent to / or within the vicinity of routes designated as 

‘Dangerous Goods Routes’ will be assessed under the relevant Council planning instruments and 
controls.   

 Where a site is considered by Council to be located adjacent to a dangerous goods route defined in 
this plan, any development on the site will be assessed and viewed as though it was located within the 
area with the more stringent risk-related development controls specified in this development control 
plan. 

 
Note: Council in 2012 commissioned a traffic count for Denison Street (in both directions, north and 
south); which includes a separate count for dangerous goods traffic as Council wanted to compare the 
overall traffic to the dangerous goods traffic. Whilst this data is available to applicants who are required 
to prepare a Transport Risk Assessment Report, the data is over 12 months old and depending on the 
proposed development Council may require a new Transport Risk Survey to be conducted at the 
applicant’s costs. Please contact Council for more information. 
 
 

Definitions: 
 

Dangerous Goods Routes means identified within the Botany/Randwick Industrial Area Land Use Safety 
Study. 

 
The Botany / Randwick Industrial Area Land Use Safety Study does not include an assessment of the risk 
implications of dangerous goods transport, but does identify some routes as having a significant likelihood of 
carrying such goods. The routes identified within the Botany / Randwick Industrial Area Land Use Safety Study 
form a wider local and regional road network that may also carry traffic containing dangerous goods.  The 
consideration of risk arising from the transportation of dangerous goods on this local and regional road 
network and the impacts this may have on residential and sensitive use development within the Study area 
needs to be considered as part of the assessment process for future development activity.  

 
Residential intensification means an increase in the number of dwellings or an increase in the number of 
rooms providing temporary or permanent accommodation.  

 
Residential land uses considered incompatible with residential fatality risk, injury or irritation risk (as defined in 
Hazardous Industry Planning Advisory Paper No.4 – Risk Criteria for Land Use Safety Planning - Planning 
NSW, 1992) resulting from operations within the Botany / Randwick industrial area under this plan include 
dwelling houses, hotels, motels, and caretakers residences resulting from any of the following:- 
 

• The alteration and / or addition of an existing building; 
• The conversion and / or utilisation of an existing building or vacant land;  
• The subdivision of land to create a new allotment; and  
• The rezoning of land. 
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Sensitive use intensification means the establishment of a sensitive use or an increase in the gross 
operational floor space of an existing building that is occupied by a sensitive land use.  

 
Sensitive land uses that are considered incompatible with fatality risk, injury or irritation risk (as defined in 
Hazardous Industry Planning Advisory Paper No.4 – Risk Criteria for Land Use Safety Planning - Planning 
NSW, 1992) resulting from operations within the Botany / Randwick industrial area under this plan include:- 
child care centres, nursing homes, educational establishments, hospitals and units for aged persons. 

 
Site means land comprising one or more allotments that forms an area to which a development consent or 
application for consent, applies under the provisions of the Environmental Planning and Assessment Act 1979.  
 
 
Additional information: 
A number of Hazardous Industry Planning Advisory Papers (HIPAPs) and other guidelines have been issued 
by the Department of Planning & Environment to assist stakeholders in implementing an integrated risk 
assessment process and can be found at http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-
development 
 
 

http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
http://www.planning.nsw.gov.au/planning-guidelines-for-hazardous-development
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8.9   Banksmeadow Character Precinct 

 
8.9.1  Existing Local Character 
 
The Precinct (refer to Figure 13 below) consists of: 

 
 Land bounded by Wentworth Avenue, Baker Street, Moore Street, Wight Street, & Corish Circle is 

zoned IN2 Light Industrial; 
 Land at 32 Page Street, Pagewood is zoned B7 Business Park and R3 Medium Density Residential; 

and 
 Land at Denison, Smith and Rhodes Streets, Hillsdale is zoned B5 Business Development and B7 

Business Park. 
 

Figure 13 - Banksmeadow Precinct 
 

 
 

The nature of uses, large allotment sizes and consolidated ownership of industrial landholdings in the Precinct 
are significant on a local government area and sub-regional basis.  
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This Precinct is largely bordered by residential uses, and apart from hazard, risk and environmental conflicts, 
the visual impact of any development is a major consideration. Conflicts between the industrial and residential 
uses (including industrial traffic in residential streets) are considered a significant problem in the area. 
 
The R3 Medium Density Residential Zone over 32 Page Street (subject site) (refer to Figure 14) has a FSR of 
0.85:1 and a 2 storeys plus attic (maximum height of height of 10 metres), however given the land size which 
is over 2000m² can achieve a FSR of 1.5:1 and 2 (with attic) to 6 storeys (maximum height of 22 metres). 

 
Figure 14 - Location of 32 Page Street 

 

 
 

No. 32 Page Street occupies an area of 18,900m2, is irregularly shaped (roughly rectangular), and prominently 
located on the corner of Page and Holloway Streets and bounded by Page Street, Holloway Street and Green 
Street. The residential allotment is 15,842m² in area, with the land zoned B7 Business Park being 3,066m² in 
area.  
 
The subject site is largely level, sloping slightly from Page Street to Green Street, a grade variation of only 1.0 
metre across a distance of 75 metres (i.e. a grade variation of only 1.3%). The site is currently vacant. 
 
Adjoining land to the south of Page Street is recently developed light industrial activities (predominantly office-
warehousing). This use is effectively separated from the subject site due to boundary wall construction 
equivalent in height to three storeys residential, which extends the full length of the southern boundary. 
Opposite the subject site (across Green Street) to the east is a similarly recently developed three-storey high 
office-warehouse building. The industrial development in Green Street is all at a high standard, being well 
landscaped, providing adequate parking and operating relatively innocuously in relation to the school and 
neighbouring residential. 
 
Opposite the subject site to the north (across Holloway Street) is Pagewood Public School, comprising of 
buildings 1 - 2 storeys high and includes student playing fields. In close proximity to the school are the Dalley 
Avenue shops (including shop top housing) and the senior citizens centre. Residential flat buildings two to 
three storeys high and one to two storey detached dwellings in Dalley Avenue and Holloway Street form the 
north-eastern edge of this Precinct.  
 

32 Page Street 



 

 

P a g e  | 63 

Part 8 - Character Precincts                                                                Botany Bay Development Control Plan 2013 (Amendment 6) 
Enforced 02/08/2016 

To the north, west and south-west of the subject site (across Page Street) the locality comprises of detached 
dwellings which are 1 to 2 storeys high. The narrow thoroughfare of Collins Lane separates the subject site 
from neighbouring detached dwellings.  
 
The neighbourhood is generally be characterised as varied but relatively quiet, other than through traffic along 
Page Street, which is continuous and mixed in volume and type. 
 
The site was declared a remediation site on 31 August 2005; and a Management Order was issued by the 
NSW EPA on 17 January 2013. 
 
On 24 April 2013 Council received a Site Audit Report and on 30 April 2013 the Site Audit Statement No. 186 
for 32 Page Street, Pagewood was received. The SAS was prepared by NSW EPA Contaminated Land 
Accredited Site Auditor Mr Rod Harwood; NSW EPA Accreditation Number 0304. The Audit concludes: 
 

Based on the discussion presented above the Auditor considers that the remediation proposed in CES (March 2012) 
presents an appropriate method to address identified soil contamination at the site and, subject to competent 
implementation and appropriate demonstration of validation, can make the site soils suitable for residential use. The major 
risk to site occupants posed by contaminants at the site is through the intrusion of contaminated soil vapours into 
buildings. This mechanism of exposure is not likely to result in adverse health effects in open areas of the development, 
but is particularly applicable to basement and ground floor areas of buildings. The Auditor notes that basement car parking 
is proposed and it is essential that appropriate vapour protections are installed in buildings.  
 
Such measures should be passive and able to function effectively and indefinitely in the absence of power as occupants 
will need to be protected even in times when power is cut or otherwise unavailable at the site. This will necessitate an 
environmental management plan (EMP) being developed and legally attached to the site (for example as a binding 
agreement with strata bodies, or as a public positive covenant on title under the Conveyancing Act of 1919) which 
incorporates appropriate maintenance, monitoring and contingency measures in relation to the control of vapour intrusion 
into site buildings. 
 
The potential for vapour intrusion risk to persist at the site is anticipated to remain as long as groundwater contamination 
with volatile chlorinated solvents remains in shallow groundwater beneath the site. 
 
The issue of groundwater remediation may need to be addressed both on site and offsite to ensure that groundwater is 
protected for sensitive use and/or to ensure that ongoing vapour mitigation is not required, but the data does support that 
soil excavation and vapour mitigation will be sufficient to ensure adequate protection for residential and commercial use. 

 
Therefore the soil can be made suitable for residential development; however any DA lodged will need to 
address the vapour issue. 
 
Given that No. 32 Page Street is the only site that is zoned for residential purposes within the Banksmeadow 
Precinct and the rest of the suburb is zoned for employment purposes, the following Desired Future Character 
for Banksmeadow in Part 8 of the DCP only relates to the R3 Zone over 32 Page Street. 
 
The Botany / Randwick industrial area forms a significant industrial complex of State and National significance.  
The location of the industrial area, within the vicinity of residential areas, has required that safety studies into 
the cumulative risk of industrial activity be undertaken to quantify and measure hazard risk associated with 
such activities.  
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The Department of Planning & Environment has released three studies that investigate industrial operations 
and make land use planning recommendations.  Studies released to date include the ‘Risk Assessment Study 
for the Botany / Randwick Industrial Complex and Port Botany’ (1985), the ‘Port Botany Land Use Safety 
Study’ (1996) and the ‘Botany / Randwick Industrial Area Land Use Safety Study’(2001). 
 
Please refer to Part 6A - Employment Zones for the controls relating to the Banksmeadow Industrial 
Precinct. 

 
8.9.2  Desired Future Character - 32 Page Street 
 
Function and Diversity 

 
 Enhance the public domain and streetscapes within the Precinct.  
 Encourage and enhance connections of public domain and open space areas with recreational 

facilities. 
 Encourage residential development at 32 Page Street, within the R3 Medium Density Residential Zone.  

Such development is to: 
 
 Promote neighbourhood amenity and enhance pedestrian comfort;  
 Encourage a site layout and building styles and designs that promote commonality and a visual 

relationship with the surrounding built form and dwelling styles;  
 Encourage dwelling styles that maintain and complement existing development patterns;  and 
 Encourage a strong landscape and vegetation theme within both the public and private domain. 

 
Form, Massing, Scale and Streetscape 

 
 Encourage maximum of two (2) storeys with attic for development fronting Page and Holloway Streets 

and a maximum of six (6) storeys at the rear of the site adjacent to the existing industrial development 
fronting Green Street. 

 Promote site access and parking facilities that do not dominate the streetscape. 
 Encourage new development or alterations and additions to existing development to complement the 

height and architectural style found in the immediate vicinity, particularly where there is an established 
character. 

 Maintain roof forms to reflect the characteristics of the prevailing designs within the street. 
 Development of 4 storeys or more in height, adjacent to a school, are to consider the following: 

 Mitigation of overshadowing impacts on the school and its grounds through setbacks and 
controlled bulking and scaling of buildings; 

 Orientating internal spaces so that low occupancy rooms face school property; and 
 Windows and balconies are to be designed to reduce opportunities for overlooking school grounds. 

 
Important Note: 
Council at its Meeting held 11 December 2013 resolved to prepare a Planning Proposal in accordance 
with the Environmental Planning & Assessment Act 1979 and its Regulation to amend the Botany Bay 
Local Environmental Plan 2013 as follows: 

• Delete Sub-clause (2A) in Clause 4.3 – Height of Buildings relating to a 22 metre height for 
sites zoned R3 and R4; and 

• Delete Clause 4.4B as it relates to exceptions to FSR in Zone R3 and R4. 
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The resolution came about as a result of the impacts resulting from multi unit residential developments 
in the R3 and R4 Zones where the bonus provisions have applied.  

Council at its Meeting held 5 November 2014 resolved to prepare a revised planning proposal in 
accordance with Section 56(7) of the Environmental Planning and Assessment Act 1979 to include a 
proposed new clause on building form and scale for development to which Clause 4.3(2A) and Clause 
4.4(8) apply to; to impose a 6 storey height limit to Clause 4.3 Height of Buildings; and to restrict the 
application of Clause 4.6 Exceptions to development standards to development which clause 4.3(2A) 
and 4.4B would apply. 
 
Council at its Meeting held 26 February 2014 further resolved as follows to amend the Draft DCP Part 
4C.7 (Large Development Sites) to include the following control: 

• If an area of land in Zone R3 Medium Density residential or Zone R4 High Density Residential 
exceeds 2000 square metres, the height of a building on that land may exceed the maximum 
height shown for the land on the Height of Buildings Map and utilise Clause 4.3(2A) of the 
Botany Bay LEP 2013 provided that the height obtained is: 

o Minimum of 30 metres in distance measured from the front property; and 
o Minimum of 35 metres in distance measured from any other property boundary of the 

development site where the development site adjoins a R2 Low Density Residential 
Zone. 

 
Please refer to Part 4C.7 for more information. 

 
Setbacks 

 
 Maintain the front setbacks along Page Street and Holloway Street  
 Encourage side setbacks to the existing residential development in Page Street.  
 

Landscaping  
 
 Encourage landscaping within the front and side setback to soften the built form.  
 Promote landscaping in rear private open space areas to provide privacy to adjoining properties.  
 Maintain street trees.  
 

Fencing 
 
 Promote low scale fencing.  

 
Noise 

 
 Ensure development is designed to minimise industrial noise impact on the medium density residential 

development.  
 Ensure development along Page Street is designed to minimise traffic noise transmission.  
 Where the height of the proposed development is higher than the existing height of the localised 

building stock (and the proposed development has a direct line of sight to the seaport and/or the 
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airport) an acoustical assessment by an accredited acoustical consultant is required which takes into 
account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 

 
Subdivision 
 
 With the exception of the strata subdivision of a completed residential development, discourage the 

subdivision of the residentially zoned land at 32 Page Street. Council prefers that the site be developed 
under a Masterplan covering the whole site. 

 
Public Domain and Environment  

 
 Encourage landscaping and vegetation planting within both the public and private domain of the 

precinct.  
 Facilitate landscaping and street plantings to complement the built form and create cohesiveness 

throughout the Precinct.  
 Encourage landscaping to be incorporated within the development and site layout to soften the built 

form, promote pedestrian comfort and enhance the aesthetics of the neighbourhood.  
 Encourage the impacts of non-residential uses, such as traffic and noise/air pollution on residential 

amenity to be minimised. 
 

Solar Access 
 
 Encourage buildings to maximise solar access to surrounding residential properties and to public and 

private open spaces. 
 Preserve solar access to adjoining properties.  
 

Traffic and Access 
 
 Encourage new development to have a minimal impact on traffic flow and demand for on street parking 

spaces.  
 Encourage development to provide adequate on-site parking to assist in reducing traffic congestion on 

local road networks. 
 

Views 
 
 Retain existing views.  

 
Contamination  

 
 Ensure that the site is remediated so that it is suitable for future development.  

 
Risk 

 
 Part of the suburb is within the zone of influence of the High Pressure Gas Pipeline that follows the 

ARTC Rail Corridor to the Qenos Site at the Botany Industrial Park, Denison Street, Banksmeadow. 
Development Applications, planning proposals and rezoning of land received by Council for land within 
the Zone of Influence will be referred to the APA Group for consideration and comment. 
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9A.1  Premliminary  

9A.1.1 Introduction  
  

The Mascot Station Town Centre Precinct is centered on the Mascot railway station. The precinct has been 
targeted for future population and employment growth in State and Local planning strategies and has been 
identified as a future town centre in the Metropolitan Plan for Sydney.  
 
The Precinct is characterised by large potential redevelopment sites that have been targeted for an increase in 
residential and business densities under the Botany Bay Local Environmental Plan 2013 (BBLEP2013). 
Mascot Station Town Centre Precinct therefore offers a unique opportunity for the development of a vibrant 
and creative town centre. 
  
This Part provides a framework for future development in the Mascot Station Town Centre Precinct by 
specifying a series of aims, objectives, urban strategies and built form guidelines to help achieve the vision for 
the centre. It provides the opportunity to make significant improvements to the public domain, develop new 
residential communities and increased employment. It also recognizes and reinforces the distinctive 
characteristics of the Town Centre and protects and enhances the public domain.  
 
The planning framework contained in this Part adopts a place-based planning approach by defining 
appropriate building types and developing place-specific building envelopes, supported by detailed design and 
environmental controls aimed at achieving a high quality built environment, landscape setting and community 
spaces. The provisions of this Part provide urban design controls to address the scale and density of 
development, traffic and pedestrian management, landscaping and other public domain improvements to 
ensure that the Precinct develops in a cohesive manner and capitalises on its location. 
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9A.1.2 Land to Which this Part Applies 
 

This Part applies to the Mascot Station Town Centre Precinct which incorporates the land outlined in red in 
Figure 1.  

 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
Part 2 - Notification and Advertising 
Part 3 - General Provisions 
Part 4 - Residential Development  
Part 7 - Other Development and Land Uses 

 
Note: Development within the Precinct must comply with all other applicable Parts of the DCP, if there is a 
discrepancy between Part 9A and other Parts the Desired Future Character and Controls of Part 9A will 
always prevail.   
 
This Part is to be read in conjunction with the BBLEP 2013. It contains detailed objectives and controls that will 
be used by council when determining development applications under Part 79C of the Environmental Planning 
and Assessment Act 1979. Each application will be considered on the individual circumstances and merits of 
the case in terms of the achievement of the relevant objectives.  
 
This Part has also been prepared in accordance with State Environmental Planning Policy No. 65 – Design 
Quality of Residential Apartment Development (SEPP 65) and has been formulated to respond to the design 
quality principles of SEPP 65 and the publication NSW Apartment Design Guide 2015 (ADG). The principles 
and controls contained in the ADG are to apply to design issues not specifically covered within the DCP. 
 

  

Note 1: 
 
Council will consider alternative development schemes 
subject to the Vision in Part 9A.2 - Vision Statement and the 
Desired Future Character principles in Part 9A.3 - Urban 
Block Character Statements being met.  
 
Note 2: 
 
Council on 22 May 2013 resolved to investigate alternative 
development outcomes for Urban Block 2 (Miles Street sub 
Precinct - bounded by Miles Street, O’Riordan Street, 
Gardeners Road and Botany Road). Therefore the DCP has 
been amended to remove the development outcomes for 
Urban Block 2.    
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Figure 1 - Mascot Station Town Centre Precinct Boundary 
 

 
 

 
The Mascot Station Town Centre Precinct is defined broadly as land bounded by Gardeners Road, 
Kent Road, Coward Street & O’Riordan Street and includes the north-eastern corner of Coward and 
O’Riordan Street.  

        Excluded from Part 9A.  
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Figure 1A – Updated Planning Framework for the Precinct as at May 2016 
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9A.1.3 General Objectives 
 
 

O1 To cast the vision and define urban development outcomes to help guide the long term 
redevelopment of the Mascot Town Centre Precinct;   
 

O2 To outline a design framework for the provision of a greater quantum of public space, and 
upgraded existing streets, to create a high quality public domain for the town centre; 
 

O3 To provide for a range of building types that will improve housing choice, diversity of employment 
opportunities, access to retail and commercial services and other activities that contribute to a 
sustainable vibrant community; 
 

O4 To ensure that all new buildings have a good relationship with neighboring developments and the 
public domain and are of a high quality architectural design;  
 

O5 To adopt principles of ecologically sustainable development in the design of new buildings and 
landscapes, including water sensitive urban design, energy efficiency and selection of building 
materials; 
 

O6 To ensure new buildings achieve a high level of residential amenity in terms of daylight access, 
acoustics, privacy, ventilation, security, outdoor living and indoor amenity; 
 

O7 To ensure that buildings and the public domain environment are designed for all age groups and 
degrees of mobility; 
 

O8 To implement traffic control measures and outcomes that manage and improve local traffic 
impacts and promote pedestrian safety; and 
 

O9 To encourage increased use of public transport, walking and cycling and reduce reliance on cars. 
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9A.1.4 Structure of this Part 
 

The overall structure of this Part is outlined below.  
 
9A.1: Preliminary 
 
This Part contains its purpose, general aims and its relationship to the Botany Bay Local Environmental Plan 
2013 (BBLEP2013).  
 
9A. 2: Vision Statement 
 
This Part contains the overall vision for the town centre guiding future form and function. The part provides the 
context for the urban block character statements and the detailed objectives and controls for future 
development outlined in Parts 9A.3 and 9A.4.  
 
9A. 3: Urban Block Character Statements 
 
This Part contains the desired future character statements for the individual areas (known as urban blocks). 
The desired future character statements in Part 9A.3 must be read in conjunction with the development 
controls contained in Part 9A.4.  
 
9A. 4: General Controls 
 
This Part includes the development controls and objectives that apply to development. Plans are presented in 
this part by urban block. This place-based planning approach will ensure acceptable built form outcomes and 
clarity about the standard of design excellence expected. The objectives and controls will guide the detailed 
resolution of buildings.  
 
9A.5: Public Domain Works 
 
Developers will be responsible for the carrying out the proposed public domain works on their sites, and in 
some cases in adjacent streets. Part 9A.5 provides strategic guidance for the desired future character of the 
public open space (existing and proposed) and streets within the town centre and is consistent with the Public 
Domain Strategy adopted by Council for the Precinct.  
 
9A.6: Development Contributions and Planning Agreements 
 
A Public Domain Strategy for Mascot Station Town Centre Precinct has been adopted by Council was adopted 
by Council on __________ (Insert date) and identifies the essential infrastructure and public domain works 
necessary to support development of the Town Centre and which will result in a significant increase in 
residential and employment densities. The identified infrastructure and public domain works are essential to 
achieve public amenity and meet the basic needs to support higher density development anticipated within the 
Precinct.  
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There are two possible mechanisms to provide the required public domain works identified in the Public 
Domain Strategy. They are:  
 

1. Section 94 Development Contributions; or 
2. Voluntary Planning Agreement.  

 
Planning Agreements are made in accordance with the requirements of the Act and are voluntary 
agreements between council and a landowner.  
 
A Planning Agreement relates to the provision of ‘public benefit’ and may include infrastructure works and 
recurrent expenditure in relation to a public amenity, service or facility. A  Planning Agreement specifies how it 
relates to any applicable Section 94 Contributions Plan, and may provide that a development be excluded from 
the requirements of that Plan in exchange for works in kind. Early contact is to be made with Council officers 
where Planning Agreements are envisaged for the provision of public facilities or the like outside of the 
requirements of the Section 94 Development Contributions Plan.  
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9A.2  Vision Statement  
 

The Mascot Station Town Centre Precinct presents the opportunity to create a vibrant and diverse town 
centre, where a spacious, high quality public domain is the setting for thriving activities and cohesive built 
form. The Town Centre has the opportunity to evolve into a place of activity, with a range of transport modes, 
interconnectivity, permeability and accessibility. The growth potential of Mascot Town Centre Precinct is to be 
guided by an urban framework that emphasises an extensive and revitalized public domain, excellence in its 
urban and architectural design, an integrated transport network and sustainable development in the public and 
private domains. 
 
Town Centre Role and Character 
 
Mascot Station Town Centre is within the Sydney City to Airport corridor and is recognised as being 
strategically important in the Metropolitan Plan for Sydney. The Mascot Station Town Centre Precinct is also 
within the environs of the Sydney Airport specialised centre in the Metropolitan Plan East Sub-regional Plan. 
This close proximity to Sydney Airport, and its location within the Airport Corridor, provides Mascot Station 
Town Centre with a role as a mixed use centre where commercial uses, including retail shopping and 
community uses provide diversity in what has, until recently, been a centre predominantly focused on industrial 
and commercial development. 
 
Street Layout 
 
As identified on Figure 2, the boundaries of the Town Centre are defined by Coward Street in the south, Kent 
Road in the west, Gardeners Road in the north and generally, O’Riordan Street in the east. These four major 
roads create clear edges to the Town Centre. They also carry regional vehicular traffic including regional truck 
movements.  
 
Within this rectangle of major regional roads is a grid of local streets that are envisaged to play different roles.  
Bourke Street will provide the main retail and pedestrian street as it will contain the railway station, and the 
majority of shops and cafes. Bourke Street is to be a vibrant retail main street, with excellent pedestrian 
amenity, wide footpaths, a dedicated bicycle lane and excellent public transport access. Church Avenue is 
predominantly a residential street with few traffic movements and street widening is proposed to enhance 
pedestrian amenity.  
 
An important aim of this Part is that Bourke Street and Church Avenue have high levels of pedestrian amenity, 
calmed vehicular traffic and a balance between transport modes such as bicycles, buses and other vehicles.  
 
John Street and Laycock Street are local streets with good urban qualities. John Street has been recently 
widened in conjunction with substantial recent development. Laycock Street has become a pedestrian street. 
Planned and implemented public domain improvements in both streets will enhance pedestrian amenity.  
 
This Part aims to ensure that the design of the interface between the public domain and private development 
provides pedestrian interest and amenity. 
 
Many of the existing industrial and commercial sites in the Town Centre are on large lots. The changed uses 
and densities will significantly alter the form, function and character of these sites. Access will be required for 
vehicles and pedestrians from local streets. New buildings will also need street addresses, and pedestrian 
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permeability through these sites will be highly desirable to create acceptably short walking distances from the 
outer parts of the Town Centre to Bourke Street and the railway station. To meet these needs, a network of 
new public streets is contained in the Development Control Plan for a number of large sites west of Bourke 
Street. 

 
Figure 2 - Street Character 

 

 
 

        Excluded from Part 9A.  
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Landuse  
 
Introduction 
 
Over the next 20-30 years Mascot Station Town Centre Precinct has the potential for 240,000m² of additional 
commercial floorspace and 460,000m² of residential floorspace. This development potential will create the 
opportunity for approximately 4,200 new dwellings, 8,000 new residents and 4,000 new jobs. The need to 
identify appropriate land uses and built forms based on urban design principles is therefore paramount to 
ensure a quality outcome. 
 
Retail and Commercial  
 
As identified in Figures 3 and 4, the main Town Centre retail area is located in the western part of the 
Precinct. This area will provide for retail uses at ground level along the Bourke Street spine with residential 
above. A new supermarket will be located off Bourke Street and Church Avenue surrounded by retail.  
 
Ground level commercial is to be located on the major surrounding town centre roads of Gardeners Road, 
Kent Road and Coward Street. In Coward Street residential may be constructed above the commercial 
buildings at the eastern end of the strip while the western end will be purely commercial buildings.  
 
The main retail and commercial area will allow for small and medium scale business and retail opportunities 
including commercial offices, banks, post offices, hairdressers, convenience stores and cafes and restaurants 
looking out on to a new park. It is also anticipated that the retail and commercial area will provide for various 
community based uses. 
 
Residential  
 
As illustrated in Figure 4, new residential uses within the precinct will primarily be apartment buildings either 
within stand alone buildings or as mixed use buildings above retail and commercial (shop top housing). Mixed 
use developments will predominate along the Bourke Street retail spine, in the blocks located between Church 
Avenue and Coward Street, at the eastern end of Gardeners Road (west of O’Riordan Street), and above the 
commercial area at the corner of O’Riordan Street and Coward Street.  
 
Public Open Space and Streetscape Improvements  
 
This Development Control Plan looks to substantially increase the amount of open space in the Town Centre.  
This has been achieved by identifying the potential for public places within the design of blocks, resulting in a 
range of small to larger landscaped public open spaces west of Bourke Street. These are designed to have 
generous dimensions, and good spatial enclosure by buildings without being unduly overshadowed. They are 
related to existing and proposed streets to create a public character with safety and security. 
 
Another initiative has been to gain permission for use of the Southern Western Suburbs Ocean Outfall Sewer 
land (SWSOOS), owned by Sydney Water as public open space. This would provide useful landscaped open 
space in the eastern part of the Town Centre, adjacent to many recently built and recently approved residential 
developments.   
 
As redevelopment occurs within the Precinct the public domain is also to be enhanced through the widening of 
footpaths and the planting of street trees as identified in the Public Domain Strategy. 
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The Town Centre streets are to be designed as urban streets, where the interface between public and private 
domains is designed to promote pedestrian amenity. Active frontages are to be provided at ground level where 
required. Where residential uses are in the ground floor of buildings, the ground floor is to be designed to 
provide an attractive, visually articulated, landscaped ground level interface between the public and private 
domains. Multiple entries from the street to ground level apartments are desirable to promote an active 
interface between the public and private domains. The primary outdoor private open space of ground level 
apartments is not to be located on the street frontage. Entry spaces are appropriate from the street frontage, 
with ground level setbacks and small changes of level designed to provide privacy whilst maintaining a visual 
connection with the street. Low fences and palisade fences are preferable to high masonry walls. Visual 
interest and detail is to be provided in the lower levels of buildings to enhance the quality of the pedestrian 
experience. 
  
It is an objective of this Part that development sites allow for new streets and pedestrian access across sites. It 
is also an objective to locate primary outdoor private open space for ground level apartments away from street 
frontages. These two objectives for pedestrian links and centre block private open space are assisted by 
locating car parking underground, or with a maximum projection above ground of 1.2 metre. Car parking is not 
to be located under new public parks on development sites and will generally not be located under new public 
parks or road widenings.  
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Figure 3 - Precinct Zoning Under BBLEP 2013 
 

  
 

 
  

        Excluded from Part 9A.  
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Figure 4 - Anticipated Landuses  
 

 
 

 

        Excluded from Part 9A.  
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9A.3  Urban Block Character Statements  
9A.3.1 Introduction  

9A.3.1.1 Overview 
 
As identified in Part 2 - Vision Statement, the Mascot Station Town Centre Precinct will undergo substantial 
change as a result of redevelopment and future growth in residential and employment densities. This Part 
describes the existing and desired future character of the Precinct to assist in guiding future development. The 
Mascot Station Town Centre Precinct has been divided into a series of smaller areas known as “urban blocks”. 
There are 4 urban blocks proposed as detailed in Figures 5 and 6.  

 
Figure 5 - Urban Blocks, Mascot Station Town Centre Precinct - Existing Footprint 2011 

 

 
  

        Excluded from Part 9A.  



 
 

P a g e  | 18 

Part 9A - Mascot Station Town Centre Precinct                                 Botany Bay Development Control Plan 2013 (Amendment 6)  
Endorsed 02/08/2016 

   

Figure 6 - Urban Blocks, Mascot Station Town Centre Precinct - Future Layout 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

        Excluded from Part 9A.  
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9A.3.1.2 Existing Character 
 

The existing character of the Town Centre is comprised of a range of land uses, building types and varying 
building heights. Key characteristics of each urban block can be described as follows:  

 
 Urban Block 1: Typical land uses include industrial warehouses, distribution centres, transport related 

uses and offices contained on large sites within 1 and 2 storey industrial buildings. The existing 
character of the low rise industrial style buildings are inappropriate to their location in the urban core of 
Mascot Station Town Centre. There is some evidence of redevelopment activity within the urban block, 
including small pockets of mixed use development and residential high rise.  

 
 Urban Block 2: Council on 22 May 2013 resolved to investigate alternative development outcomes for 

Urban Block 2 (Miles Street sub Precinct - bounded by Miles Street, O’Riordan Street, Gardeners Road 
and Botany Road). Therefore the DCP has been amended to remove the development outcomes for 
Urban Block 2.    

 
 Urban Block 3: Council on 20 July 2016 resolved to investigate alternative development outcomes for 

Urban Block 3. Therefore the DCP has been amended to remove the development outcomes for Urban 
Block 3.  

 
 Urban Block 4: Sites west of the Sydney Water SWOOS have been recently redeveloped or upgraded 

and redevelopment is unlikely. Sites east of the SWOOS are predominantly residential uses. Buildings 
between the SWOOS and O’Riordan Street are 1 and 2 storeys and up to 7 storeys.  
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9A.3.2 Desired Future Character - Urban Block 1 
 
The Desired Future Character of Urban Block 1 is illustrated in Figure 7 and the principles are described 
below:  
 
Land Uses 

 
 A mixed use area with retail ground floor uses on Bourke Street, Coward Street and Kent Road, and 

predominantly residential and commercial uses elsewhere within the urban block; 
 
 Gardeners Road and Kent Road buildings are to have a continuous commercial ground floor, with 

residential or commercial uses above reflecting the commercial character of these major roads; and 
 

 A major new supermarket is to be located in this urban block, with associated small scale shops 
creating a thriving retail hub close to Bourke Street and the railway station. The supermarket will be the 
focus of retail activity.  

 
Street Character 

 
 Bourke Street is to be the major, thriving main street in the Mascot Station Town Centre Precinct. 

Ground level retail, generous footpaths for pedestrians, a bike lane and bike facilities for cyclists, bus 
services, street trees and street furniture and paving are to denote Bourke Street as the active spine of 
the Town Centre; 
 

 Church Avenue is to be a predominantly residential street, with canopy street trees, generous footpaths 
for pedestrians, on street parking and one-way traffic access to Kent Road, to ensure calmed local 
traffic conditions. The interface between the public and private domain at ground level is to be visually 
open, with multiple building and dwelling entries and no continuous blank facades or front garden walls;  
 

 New local streets within the Urban Block are to provide vehicular, pedestrian and cycle access to high 
rise residential and mixed use buildings. These streets are to be addressed by major building facades, 
with predominantly continuous low level street frontages and set back tower buildings; 
 

 Building facades are to align with new streets and the interface between the public and private domain 
at ground level is to be visually open, with multiple building and dwelling entries and no continuous 
blank facades or high front garden walls; 
 

 The new public domain is to provide access to buildings and public open space for recreation;  
 

 The retail open air arcade leading from Bourke Street westwards to the adjoining lot is to be extended; 
 

 Part of the new north-south street is to be lined by ground floor retail to create activity and provide for 
safety and security throughout the day and evening; 
 

 The intersection of Gardeners Road and Bourke Street represents the northern entry point to the 
Mascot Station Town Centre Precinct. The property on the intersection is a gateway site and its 
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redevelopment will  respond to the sites prominence and visual importance in order to define the entry 
to the Precinct; 
 
 

 The extension of John Street will provide access for vehicles and pedestrians with frontages being 
retail or commercial at ground level, to enhance retail activity, pedestrian amenity and urban character 
in close proximity to the railway station; 
 

 Kent Road buildings are to have a continuous commercial ground floor, with residential or commercial 
uses above. This will reflect the commercial character of these major roads and the movement 
economy of businesses fronting them. Residential floors above are to be designed using environmental 
design strategies such as site specific apartment types, screening and the like to maintain good 
residential amenity; and 
 

 Kent Road and Coward Street buildings are to have a continuous commercial ground floor, with 
residential or commercial uses above. This will reflect the commercial character of these major roads 
and the movement economy of businesses fronting them. Residential floors above are to be designed 
using environmental design strategies such as site specific apartment types, screening and the like to 
maintain good residential amenity. 

 
Built Form 

 
 Street frontages at the lower levels of buildings are to be generally continuous, enhancing pedestrian 

interest and amenity and providing safety and security by ensuring passive surveillance of the public 
domain. Small breaks in these perimeter block forms may provide pedestrian access to the centres of 
blocks; 
 

 Residential floors above ground level commercial are to be designed using environmental design 
strategies such as site specific apartment types, screening and the like to maintain good residential 
amenity; and 
 

 The upper levels of buildings are to facilitate daylight access to streets and avoid street canyons by 
being set back from the building alignment.  
 

Public Domain 
 
 Urban Block 1 will undergo substantial change, from having large lots with little public domain, to being 

a part of a thriving town centre with overlapping uses and an actively used public domain. This 
transformation will be achieved with new publicly dedicated streets and parks on existing lots, to 
provide access and recreation for higher density mixed uses;  
 

 The density and requirements for car parking in this block reduce the potential for deep soil and 
planting of large scale trees within the block footprint. The new parks, however, are to take up this 
shortfall with provision for deep soil and large trees;   
 

 New local parks will provide for the recreation needs of a substantial new residential population. These 
parks are to have a public street along one or two sides of the park to provide them with a public 
character, and to allow for overlooking from the public domain for safety and security; and  
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 Public domain improvements are to be made in streets adjoining development sites. 

 
 
Road Widening 
 
 New Streets and pedestrian links as illustrated in Figure 7 are required within Urban Block 1; 

 
 Road widening is required along the eastern side of Kent Road, including 19-33 Kent Road and No. 39 

Kent Road, Mascot as well as widening the corner of Kent Road and Coward Street within 39 Kent 
Road.  Further information can be obtained from Council and Transport NSW and Roads and Maritime 
Services. The road widening was identified by the Mascot TMAP prepared by SMEC Australia and is 
therefore identified in the Mascot Station Precinct DCP;  
 

 Road widening is required on both the southern and northern sides of Church Avenue to improve traffic 
management. Land to be dedicated is calculated by measuring the appropriate distance from the 
centre line of the existing road. The road reserve is to be 12 metres from each side of the centre  line; 
and  
 

 Additional road widening within Urban Block 1 is also identified on BBLEP 2013 Land Reservation Map 
– Sheet LRA_001. 
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Figure 7 - Desired Future Character - Urban Block 1 
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9A.3.3  Desired Future Character  - Urban Block 2 

Council on 22 May 2013 resolved to investigate alternative development outcomes for Urban Block 2 (Miles 
Street sub Precinct - bounded by Miles Street, O’Riordan Street, Gardeners Road and Botany Road). 
Therefore the DCP has been amended to remove the development outcomes for Urban Block 2.    

Figure 8 - Desired Future Character - Urban Block 2 

To be inserted at a later date 

9A.3.4  Desired Future Character - Urban Block 3 

Council on 20 July 2016 resolved to investigate alternative development outcomes for Urban Block 3. 
Therefore the DCP has been amended to remove the development outcomes for Urban Block 3.    

Figure 9 - Desired Future Character - Urban Block 3 
To be inserted at a later date 
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9A.3.5 Desired Future Character - Urban Block 4 
 
The Desired Future Character of Urban Block 4 is illustrated in Figure 10 and principles are described below:  

 
Land Uses, Street Character and Built Form 

 
 The existing character of predominantly apartment buildings on O’Riordan Street is generally 

appropriate although proposed public domain improvements within the road reserves will further 
consolidate and improve the streetscape; and 
 

 Remaining potential redevelopment sites will provide for apartment buildings up to 13 storeys in height.  
 
Public Domain 

 
 Permission has been gained for the use of the Southern Western Suburbs Ocean Outfall Sewer land 

(SWSOOS), owned by Sydney Water as public space. This will provide useful landscaped open space 
in the eastern part of the Town Centre, adjacent to many recently built and recently approved 
residential developments.  The SWSOOS will also provide a pedestrian link between Gardeners Road 
and Coward Street.  
 

Road Widening 
 
 Road widening is required along the southern side of Gardeners Road within No 639 Gardeners Road, 

Mascot. Further information can be obtained from Transport NSW and Roads and Maritime Services. 
The road widening was identified by the Mascot TMAP prepared by SMEC Australia; 
 

 Additional road widening within Urban Block 4 has been identified on BBEP 2013 Land Reservation 
Map – Sheet LRA_001; and 
 

 Road widening is required along the southern and northern sides of Church Avenue and John Street 
(applies to sites that have not been redeveloped to date). For Church Avenue the land to be dedicated 
is calculated by measuring the appropriate distance from the centre line of the existing road. The road 
reserve is to be 12 metres from each side of this centre line. For John Street, the land to be dedicated 
is to be calculated by measuring from the centre line of the existing road. The new road reserve is to be 
10 metres each side of this centre line.   
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Figure 10 - Desired Future Character - Urban Block 4  
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9A. 4 General Controls  

9A.4.1 Introduction 
 
In developing the primary development controls Council has been mindful of the need to make new 
development forms responsive to their neighbors and the public domain.  Development forms that are based 
on sound urban design principles make a positive contribution to their immediate environment and result in 
high quality development. 
 
9A.4 outlines the key objectives and controls guiding future development within the Mascot Station Town 
Centre Precinct. Plans associated with this part are contained in Figures 11 to 56 following and the relevant 
objectives and controls relating to the plans are discussed throughout the remainder of 9A.4.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 

9A.4.2   General Control Plans 
 
Figures 11 to 15 on the following pages provide an overview of the heights, future layout and built form 
controls for each urban block. The detailed controls and plans are contained in Parts 9A.4.2, 9A.4.3 and 
9A.4.4.  

 
 
 
 
  

Note: 
 
Council will consider alternative development proposals relating to the future layout 
and built form controls (Part 9A.4.3) if the alternative development proposal meets the 
future vision in Part 9A.2 for the Mascot Station Town Centre Precinct and the Desired 
Future Character principles in Part 9A.3. Alternative development proposals are to 
meet the provisions of the Botany Bay LEP 2013 and SEPP No. 65 and the  Apartment 
Design Guide. 
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Figure 11 - Overview - Heights, Future Layout & Built Form Control - Urban Block 1  
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Figure 12 - Overview - Heights, Future Layout & Built Form Control - Urban Block 2  
 

To be inserted at a later date 
 

 
Figure 13 -  Overview - Heights, Future Layout & Built Form Control - Urban Block 2 (For sites greater 

than 2,000m² facing Miles) - Urban Block 2 
 

To be inserted at a later date 
 
 

Figure 14 - Overview - Heights, Future Layout & Built Form Control - Urban Block 3 
To be inserted at a later date 
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Figure 15 - Overview - Heights, Future Layout & Built Form Control - Urban Block 4 
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9A.4.3 Built Form 

9A.4.3.1 Height 
 

The building height controls work together with density and setback controls to ensure that the overall built 
form is appropriate for the desired future character of the emerging Mascot Station Town Centre Precinct. The 
primary controls relating to maximum height limits are found in the Botany Bay Local Environmental Plan 2013 
(BBLEP 2013), however controls within this DCP further refine the heights allowed on each building site.  
 

Objectives 
 

O1 To ensure the scale of new buildings is consistent with the desired future character of each urban 
block within the Mascot Station Town Centre Precinct;  
 

O2 To enable buildings, open space and public domain areas to achieve an acceptable level of 
daylight access; and  
 

O3 To ensure development has minimal impact on neighbouring properties in terms of the potential 
loss of views, loss of privacy, overshadowing or visual intrusion.  

 
 

Controls  
 

C1 The maximum height of buildings must be in accordance with the Height of Buildings Map and 
Clause 4.3 of the Botany Bay Local Environmental Plan 2013. 
 

C2 Council may require a reduction in height shown for the land on the Height of Buildings Map 
where a building built to the height shown for the land on the Height of Buildings Map would have 
unacceptably adverse impacts with regard to: 

 
(i) The overshadowing of a dwelling, private open space or public open space; 
(ii) An inappropriate transition in built form and landuse intensity; 
(iii) The design excellence of a building; 
(iv) View loss; or 
(v) The Obstacle Limitation Surface. 

 
C3 Development must conform to the maximum height of buildings in storeys for Urban Blocks 1and 

4 as shown in Figures 16, 17, 19 and 20. 
 
Note: A storey is defined in the standard instrument as follows: “storey means a space within a 
building that is situated between one floor level and the floor level next above, or if there is no 
floor above, the ceiling or roof above, but does not include: (a)  a space that contains only a lift 
shaft, stairway or meter room, or (b)  a mezzanine, or (c)  an attic.” 
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Figure 16 - Maximum Permissible Height - Urban Block 1 
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Figure 17 - Maximum Permissible Height - Urban Block 2 
 

To be inserted at a later date 
 
 

Figure 18 -  Overview - Heights, Future Layout & Built Form Control (for sites greater than 
2,000m² facing Miles Street) - Urban Block 2 

 
To be inserted at a later date 

 
 

Figure 19 - Maximum Permissible Height - Urban Block 3 
 

To be inserted at a later date 
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Figure 20 - Maximum Permissible Height - Urban Block 4 
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9A.4.3.2 Floor Space Ratio (FSR) 
 

The maximum Floor Space Ratio (FSR) controls are found in the Botany Bay Local Environmental Plan 2013 
(BBLEP 2013); however building envelope controls within this DCP further refine the scale of the building 
forms permitted within the Mascot Station Town Centre Precinct.  
 

Objectives 
 

O1 To ensure the scale of new buildings is consistent with the desired future character of each urban 
block within the Mascot Station Town Centre Precinct;  
 

O2 To provide appropriate bulk and scale relationships between buildings within the Mascot Station 
Town Centre Precinct; and 
 

O3 To ensure development has minimal impact on neighbouring properties in terms of the potential 
loss of views, loss of privacy, overshadowing or visual intrusion. 

 
 

Controls  
 

C1 The maximum FSR of buildings must be in accordance with the Floor Space Ratio Map and 
Clause 4.4 and 4.4B of the Botany Bay Local Environmental Plan 2013. 

 
C2 Council may require a reduction in FSR shown for the land on the Floor Space Ratio Map where a 

building built to the FSR shown for the land on the Floor Space Ratio Map would have 
unacceptably adverse impacts with regard to: 

 
(i) The overshadowing of a dwelling, private open space or public open space; 
(ii) An inappropriate transition in built form and landuse intensity; 
(iii) The design excellence of a building; 
(iv) View loss; or 
(v) The Obstacle Limitation Surface. 

 
C3 Development must comply with the future layout and built form controls for Urban Blocks 1and 4 

in Figures 11, 12, 14 and 15. This requirement may result in the FSR not being achieved.  
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9A.4.3.3 Site Amalgamation and Subdivision 
 
The Mascot Station Town Centre Precinct contains a range of allotment sizes and existing development 
patterns. Some sites have already been redeveloped to their full capacity and therefore will not redevelop in 
the future. These sites do not require further amalgamation. Some allotments are large and can be 
redeveloped without amalgamation whilst others will need to be amalgamated to enable the efficient use of 
land and to allow design constraints to be more easily resolved. In some cases the development site 
boundaries do not correspond to the existing allotment boundaries due to proposed new streets and public 
domain works that may be required as part of redevelopments. Development site boundaries are shown on the 
site layout plans for each urban block and, where re-subdivision is required, will become the new allotment 
boundaries.  
 

Objectives 
 

O1 To consolidate allotments where necessary to allow for development of built forms that make a 
positive contribution to the spatial definition of the street; 
  

O2 To ensure that smaller allotments of land are not isolated leaving them unable to develop 
efficiently in the future;  
 

O3 To provide for the creation of new allotment boundaries where they are required to enable the 
proposed new roads and public domain works; 
 

O4 To ensure redevelopment sites are of a suitable size and shape to enable high density residential 
and mixed use development forms;  
 

O5 To improve permeability and amenity by creating new internal streets; and  
 

O6 To establish Bourke Street as the main retain and pedestrian/cycle street with Church Avenue 
playing a supporting role.   

 
 

Controls  
 

C1 The redevelopment of lots within Urban Blocks 1 and 4 must conform to the amalgamation pattern 
in Figures 21, 22, 24 and 25.  

 
C2 The redevelopment of lots within Urban Blocks 1 and 4 must generally conform to the lot 

alignments in Figures 26, 27, 28 and 29. 
 

C3 A subdivision plan will be required as part of the development application where land needs to be 
excised to create new parks, public domain spaces or roadways. 
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Figure 21 - Lot Amalgamation - Urban Block 1  
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Figure 22 - Lot Amalgamation - Urban Block 2 
 

To be inserted at a later date 
 
 

Figure 23 - Amalgamation Pattern (for sites greater than 2,000m² facing Miles Street) - Urban 
Block 2 

 
To be inserted at a later date 

 
 

Figure 24 - Lot Amalgamation - Urban Block 3 
 

To be inserted at a later date 
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Figure 25 - Lot Amalgamation - Urban Block 4 
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Figure 26 - Lot Alignments - Urban Block 1 
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Figure 27 - Lot Alignments - Urban Block 2 
 

 
To be inserted at a later date 

 
 

Figure 28 - Lot Alignments - Urban Block 3 
 

To be inserted at a later date 
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Figure 29 - Lot Alignments - Urban Block 4 
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9A.4.3.4 Street Setbacks 
 
Street setbacks establish the front building line and help to create the proportions of the street. The controls in 
this Part of the DCP will provide an integrated approach to balancing the proportions of streets in the public 
domain and the buildings fronting the private domain. In some cases streets will be widened upon 
redevelopment and in some cases new streets will be created.  
 
Existing allotment boundaries therefore need to be carefully examined in the light of the proposed street edges 
as some lot boundaries will need to change upon redevelopment.  
 
The controls outlined in this Part will result in the enhancement of streetscape character and the continuity of 
street facades. It is anticipated that the street setbacks will also be used to enhance the setting for the 
building. In some cases, where the context is more residential, they will provide for landscape areas, entries to 
the ground floor of buildings and deep soil zones suitable for planting of canopy trees. At upper levels they will 
provide for building articulation, a degree of openness in the street and a good spatial relationship between 
buildings that front streets. The spatial relationship of buildings is an important determinant of a good urban 
form.  
 

Objectives 
 

O1 To provide for new buildings that spatially define streets with well articulated facades; 
  

O2 To define the street edge at the ground and lower levels of the retail and commercial areas; 
 

O3 To reduce bulk, ensure adequate exposure to sunlight and ventilation and create the opportunity 
for visual and acoustic privacy at the upper levels of mixed use buildings;  
 

O4 To provide a threshold which creates a transition between public and private space for apartment 
buildings; 
 

O5 To enable apartment buildings to be situated within a landscaped setting; 
 

O6 To ensure new development is compatible with the desired future streetscape character; 
 

O7 To create cohesive streetscapes with consistent building alignments particularly at ground level 
which accommodates canopy street tree planting; and 
 

O8 To enable well articulated and stepped building facades at upper levels.  
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Controls  
 

C1 All development within Urban Block 1 must comply with the street setbacks identified in Figures 
30 and 31.  

 
 

C2 All development within Urban Block 4 must comply with the street setbacks identified in Figures 
34 and 35.  
 

C3 All development within Urban Blocks 1 and 4 must comply with the section plans in Figures 36, 
37, 38, 39, 40, 41 and 42.  

 
C4 All property boundary front setbacks must be deep soil and landscaped and must not have any 

underground intrusions such as underground car parking or on site detention (refer to Part 3L – 
Landscaping and Tree Management for Deep Soil Zone definition).   
 
Note: Street setbacks are measured perpendicular from the development site boundary to the 
closest extent of the building, including balconies, sunscreens, podiums and the like.  
 
Note: The development site boundaries may not correspond to the existing allotment boundaries 
due to proposed streets and public domain works that may be required as part of 
redevelopments. Development site boundaries are shown on the site layout plans for each urban 
block and, where re-subdivision is required, will become the new allotment boundaries from which 
street setbacks are measured.  

 
C5 Setbacks are to maximise the retention of existing trees and their root systems (including those 

on adjoining properties) and may need to be variable to achieve this.  Refer to Part 3L – 
Landscaping and Tree Management. 
 

C6 Setbacks are to include the planting of canopy trees, both small and large varieties. 
Developments are not to rely solely on street trees to ameliorate buildings. 

 
C7 Awnings must allow for continuous and contiguous street tree planting. Awnings (if required) are 

to be located and sized to adequately accommodate trees or deleted where not essential. Ground 
floor retail areas will be indented into the building so that awnings do not hinder street tree 
planting. 
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Figure 30 – Setback – Urban block 1 (Level 1 to 4)  
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Figure 31 - Setback - Urban block 1 (Level 5 to 13) 
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Figure 32 - Setbacks - Urban Block 2 (All Levels)  
 

 
To be inserted at a later date 

 
 

Figure 33 - Setbacks - Urban Block 3 (All Levels)  
 

To be inserted at a later date 
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Figure 34 - Setbacks - Urban Block 4 (Level 1 to 4)  
 

 
 
 
 



 
 

P a g e  | 49 

Part 9A - Mascot Station Town Centre Precinct                                 Botany Bay Development Control Plan 2013 (Amendment 6)  
Endorsed 02/08/2016 

   

 
Figure 35 - Setbacks - Urban Block 4 (Level 5 to 13) 
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Figure 36 - Urban Block 1 - Section AA  
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Figure 37 - Urban Block 1 - Section BB & HH   
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Figure 38 - Urban Block 1 - Section GG   
 

 
 
 

 
Figure 39 - Urban Block 2 - Section CC   

 
 

To be inserted at a later date 
 

 
 

Figure 40 - Urban Block 2 (Option 2) - Section CC   
 
 

To be inserted at a later date 
 

 
Figure 41 - Urban Block 3 - Section DD & EE 

 
To be inserted at a later date 
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Figure 42 - Urban Block 4 - Section FF 
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9A.4.3.5 Building Envelopes 

 
Building envelopes are a three dimensional zone that limits the extent of a building in any direction. Building 
height and site layout plans together with representative block models are contained in this Part to illustrate 
the building envelope requirements under this DCP. The building envelopes set the appropriate scale of future 
development in terms of bulk and height in relation to street layout and block and lot sizes in the Mascot 
Station Town Centre Precinct. Building envelopes are approximately 25% greater than the gross achievable 
floor area to allow for building articulation and balconies.   
 
The three dimensional volume of space defines the outer limits of parts of the building form and allows room 
for the height, setbacks and articulation of the future buildings. Accordingly, there will not be an expectation for 
future buildings to fully occupy all of a building envelope.   

 

Objectives 
 

O1 To ensure that new buildings are consistent with the built form envelopes envisaged in the 
Desired Future Character statements for each Urban Block;  
 

O2 To provide building envelopes that enable development to achieve the nominated maximum floor 
space and height potential under BBLEP 2013;  
 

O3 To achieve development that is of an appropriate scale and form in the context of adjoining land-
uses, public open space and the underlying topography of the centre; 
 

O4 To ensure that individual development proposals are designed to an appropriate size, mass and 
separation to protect solar access to adjoining buildings and areas of public domain; 

 
O5 To ensure the built forms make a positive contribution to the streets of the centre;  

 
O6 To allow for building design and development to take place within predetermined building 

envelopes that do not compromise the opportunity to express high quality architectural design 
features; and 
 

O7 To ensure built forms provide adequate amenity for occupants in terms of access to sunlight and 
natural ventilation.  

 
 

 
Note: Figures 43, 44, 45, 46, 47 and 48 are indicative only of a development outcome.  
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Figure 43 - 3D Building Envelopes - Urban Block 1 
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Figure 44 - 3D Building Envelopes - Urban Block 2 
 

To be inserted at a later date. 
 
 
 
 
 

Figure 45 - 3D Building Envelopes - Urban Block 2 (Option 2 – sites greater than 2,000m² & 
facing Miles Street) 

 
To be inserted at a later date. 

 
 

Figure 46 - 3D Building Envelopes - Urban Block 3 
 

To be inserted at a later date. 
 

 
 
 

Figure 47 - 3D Building Envelopes - Urban Block 4 
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Figure 48 - Balconies & Building Articulation Must Be Accommodated within the Building 
Envelopes 

 
(Extract from the  Apartment Design Guide) 
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9A.4.4  Design 

9A.4.4.1 Design Excellence  
 

The Mascot Station Town Centre Precinct will experience significant urban renewal and it is essential that new 
development achieves high quality design standards. Design excellence is to be achieved through a process 
of compliance with the built form controls in this Part, by responding to SEPP 65 and the Apartment Design 
Guide design principles and recommendations and by presenting development applications to the City of 
Botany Bay Design Review Panel.  
 
Clause 6.17 of the Botany Bay LEP 2013 requires a high standard of sustainable architectural and urban 
design within the Mascot Station Town Centre Precinct. 
 

Objectives 
 

O1 To provide excellent design quality in the Mascot Station Town Centre Precinct; 
 

O2 To ensure the scale and modulation of development achieves high quality buildings and spaces 
that respond to the context of the area; and 
 

O3 To encourage architectural design that reflects an innovative and imaginative use of space, form 
and materials. 

 
 

Controls  
 

C1 The development application must identify through a SEPP 65 Design Statement and/or 
annotated drawings how design excellence will be achieved in the proposed development. 
 

C2 Development must comply with Part 4 - Residential Development.  
 

C3 The proposed building design and form must identify and justify: 
(i) How it will define the public domain and contribute to the character of the streetscape; and 
(ii) How it will meet the SEPP 65  Apartment Design Guide recommendations. 

 
C4 Drawings and examples must be provided regarding the building features, textures, materials, 

finishes and colours suitable to the site, building type and context. 
 

C5 Prior to its lodgement as a Development Application, the proposed development must be 
presented to the City of Botany Bay Design Review Panel.  
 
Note: Design excellence can be apparent in the architecture, the features of the proposal, 
environmental efficiency, site planning, landscape design, interior design, construction, selection 
of materials, finishes and the like. 
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9A.4.4.2 Streetscape and Building Form  

 
The streetscape and building form speaks of the interface between buildings, landscape and open spaces in 
the street scene. The quality of the streetscape influences local amenity and identity. Development within the 
Mascot Station Town Centre Precinct must identify predominant streetscape and building form qualities, such 
as scale, materials and colours to contribute positively to the character of the local area. 
 

Objectives 
 

O1 To create a vibrant, mixed use Mascot Station Town Centre Precinct that provides a variety of 
small-scale retail, business and community uses which accommodate the needs of people who 
live and work nearby; 
 

O2 To ensure a high quality urban design outcome; 
 

O3 To provide a clear distinction between private and public space and to promote casual 
surveillance of the street;  
 

O4 To provide opportunities for higher density housing; 
 

O5 To reinforce significant street intersections through articulation of corner buildings; 
 

O6 To ensure building heights are appropriate for the street widths and functions to ensure a 
comfortable urban scale of development; and 
 

O7 To ensure that residential frontages are well designed, safe and that the front setbacks are well 
landscaped. 

 
 

Controls  
 

C1 A ‘sense of place’ and contemporary character for the precinct is to be maintained via a high 
quality built form and energy efficient architectural design. 
 

C2 Development must comply with Part 4 - Residential Development.  
 

C3 Buildings must have a consistent street wall height (in terms of the number of storeys) and 
provide a continuous street frontage along all significant streets. 
 

C4 Diversity and activity is to be ensured via providing a variety of frontage widths for retail shops 
along the street. 
 

C5 Blank walls are to be avoided fronting principal streets and the public domain. 
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9A.4.4.3 Public Domain Interface at Ground Level 
 
The redevelopment expected to occur within the Mascot Station Town Centre Precinct over the coming 
decade presents the opportunity to significantly improve the private and public domain interface at the ground 
level. This will promote a high level of pedestrian amenity.  
 
Considerations of the interface at ground level will also consider ancillary elements such as driveways, parking 
areas and fencing. The quality and scale of public domain elements also affect the interface.  
 
Architectural quality contributes to the character and quality of the streetscape at ground level. High 
architectural quality requires appropriate composition of building elements, textures, materials and colours and 
reflects the use, internal design and structure of a development.  
 

Objectives 
 

O1 To provide an attractive visually articulated landscaped ground level interface between private 
and public domains where residential uses are in the ground floor of building; 
 

O2 To ensure that all ground level elements of buildings visible from the street make a positive 
contribution to the public domain; 
 

O3 To design building entrances that provide a clear entry for the development that will assist in 
visitor orientation; 
 

O4 To ensure that access to parking does not dominate the streetscape; and  
 

O5 To ensure that buildings adjacent to parks address them.  
 

 

Controls  
 
C1 Development must be designed so that it has a clearly definable entry and addresses the street 

 
C2 The primary area of outdoor private open space must not be located on the street frontage.  

 
C3 Ground floor residential with a street frontage must incorporate landscaping, ideally as part of the 

common area/setback, with such landscaping to provide for privacy as well as for a consistent, 
attractive and well maintained landscape frontage. The private terraces should also contain some 
landscaping. 
 

C4 The landscaped street setback area shall be on one level or at a slightly battered grade, not terraced 
or stepped or containing narrow planter boxes, to allow adequate lateral root space and soil volume 
for medium to large canopy trees. 

 
C5 Side or rear boundary fencing is not permitted fronting the public domain except where appropriate 
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landscaping is located in front of the fence.    
 

C6 The visual connection between the building frontage and the public domain must be considered 
carefully in all development. This may require the floorplate of development to step up/down with the 
topography to ensure that the floor level of the building frontage is generally at footpath level. 
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9A.4.4.4 Active Street Frontages and Awnings 
 
Retail and commercial activities are a key focal point of the Mascot Station Town Centre Precinct. The nature 
of these land uses will encourage pedestrian movement and create an environment of vibrancy and vitality. 
Active frontages are proposed to be in Town Centre locations where retail and commercial shopfronts will 
address the street. Building entries will be positioned so that pedestrians can readily access the shops and 
services. 
 

Objectives 
 

O1 To provide active street frontages within the ground floor retail areas of the Precinct in order to 
create vitality and vibrancy in the centre; 
 

O2 To enhance pedestrian amenity by providing sun and rain protection;  
 

O3 To provide opportunities for outdoor dining; 
 

O4 To improve safety, commercial activity and street life; and  
 

O5 To enhance the character amenity and visual quality of shopping streets by the addition of 
outdoor dining areas  

 
 

Controls  
 

C1 All development within Urban Blocks 1 and 4 must provide retail or commercial street frontages 
where shown in Figures 49, 50, 51 and 52. 
 

C2 All development within Urban Blocks 1and 4 must provide awnings where shown in Figures 53, 
54, 55 and 56. Awning widths must accommodate street tree planting to Council specifications. 
 
Note: 

• Awnings and verandas along classified roads will be set back a minimum of 1.5 metres 
from the kerb; 

• Awnings and verandas along local roads that intersect with classified roads will be set 
back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres from the 
intersection with the classified road; and  

• At any signalised intersections (on local roads or classified roads), awnings and verandas 
will be set back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres 
from the signalised intersection. 

 
C3 Awnings must allow for continuous and contiguous street tree planting. Awnings (if required) are 

to be located and sized to adequately accommodate trees or deleted where not essential. Ground 
floor retail areas will be indented into the building so that awnings do not hinder street tree 
planting. 
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C4 Outdoor dining areas must allow for safe pedestrian circulation and access and must not 
compromise or restrict the sight lines for motorists. 
 

C5 There must be a minimum clear passage width of 2 metres between the adjacent building and 
leased area for outdoor dining to allow for clear passage of pedestrian traffic at all times.  
 

C6 The number of tables and chairs that can be placed on a footpath for outdoor dining will be based 
upon the area and dimensions of the leased space. 
 

C7 No freestanding A-frame style advertisements will be allowed within outdoor dining areas.  
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Figure 49 - Retail & Commercial Frontage - Urban Block 1 
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Figure 50 - Retail & Commercial Frontage - Urban Block 2 
 

To be inserted at a later date 
 
 

Figure 51 - Retail & Commercial Frontage - Urban Block 3 
To be inserted at a later date 
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Figure 52 - Retail & Commercial Frontage - Urban Block 4 
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Figure 53 - Frontages with Awnings - Urban Block 1 
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Figure 54 -Frontages with Awnings - Urban Block 2 

 
To be inserted at a later date 

 
 

Figure 55 - Frontages with Awnings - Urban Block 3 
To be inserted at a later date 
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Figure 56 -Frontages with Awnings - Urban Block 4 
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9A.4.4.5 Residential and Non Residential Interface  
 
It is essential that an appropriate interface be created between residential and non-residential uses to ensure 
that there are no detrimental effects on residential amenity and that the built forms are complimentary. 
 

Objectives 
 

O1 To minimise the impact of non-residential uses and buildings on neighbouring residential 
properties; and 
 

O2 To conserve the privacy, solar, access and overall amenity of neighbouring properties. 
 

 

Controls  
 

C1 Clear boundaries between the public and private domain must be created to enhance security, 
privacy and safety. 
 

C2 Shadow diagrams must be provided for all development proposals for the summer and winter 
solstices. Shadow diagrams must show shadow impacts at 9am, 12 noon and 3pm for both 
solstices. Additional building setbacks may be required where internal site shadow impacts or 
impacts on adjoining properties are considered by Council to be unreasonable.  
 

C3 The design and positioning of all mechanical plant and equipment (i.e. air conditioning units, 
mechanical ventilation, duct work and exhausts) must be taken into account early on in the design 
process. The non-residential use must not have a negative influence on residential uses 
concerning noise or odour. 
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9A.4.4.6 Building Articulation 
 

Facades are the external face of buildings and their composition and detailing of has an impact on its apparent 
scale as well as its appearance. Façade, proportions, modulation and design detailing are all important 
considerations in creating a good interaction between the private and public domain.  
 
Articulation of elevations reduces the visual intrusion and bulk of buildings on adjoining properties and creates 
a visually interesting facade. Increasing the setback of buildings as the height and length of the elevation 
increases further reduces the impact of the building as well as making provision for areas of meaningful 
landscaping. 
 

Objectives 
 

O1 To provide for new buildings that spatially define streets with well-articulated façades; 
 

O2 To incorporate architectural detailing and modulation to all elevations to minimize building bulk; 
and  
 

O3 To promote the design of facades that are responsive to the orientation of the site. 
 

 

Controls  
 

C1 Corner buildings must address both street frontages.  
 

C2 Blank external walls of greater than 100m² must be avoided.  
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9A.4.4.7 Crime Prevention, Safety and Security 
 
There are 3 key elements to safety and security, these include: 
 

(i) Security through crime risk prevention;  
(ii) Safety through building construction and installation of fire safety equipment within developments; and 
(iii) Consideration of the impacts of surrounding land uses (i.e adjoining rail corridors, major roads, 

dangerous good routes and hazardous industries).  
 
Crime Prevention  
 
The Crime Prevention and the Assessment of Development Applications Guideline details how local 
government is to consider Crime Prevention Through Environmental Design (CPTED) Principles. Before a 
decision can be made on a development application, council must consider the application under section 79C 
of the Environmental Planning and Assessment Act 1979 including the consideration of the following: 
 
 The likely impacts of that development, including the environmental impacts on the natural and built 

environments, and social and economic impacts on the locality; and 
 The public interest. 

 
Council has an obligation to ensure that a development provides safety and security to users and the 
community. If a development presents a crime risk, these guidelines can be used to justify modification of the 
development to minimise the risk of crime, or refusal of the development on the grounds that crime risk cannot 
be appropriately minimised.  
 
Council will endeavor to support the minimisation of crime risk as part of all development applications. Council 
may if required for certain types of development refer to the development application to the NSW Police Local 
Area Command for assessment against CPTED principles where the proposed land use or design of the 
development poses a crime risk.  
 
There are four key assessment principles within CPTED that will be applied. These include:  
 
Surveillance - The attractiveness of crime targets can be reduced by providing opportunities for effective 
surveillance, both natural and technical. 

 
Access control - Physical and symbolic barriers can be used to attract, channel or restrict the movement of 
people. They minimise opportunities for crime and increase the effort required to commit crime. 

 
Territorial reinforcement - Community ownership of public space sends positive signals. People often feel 
comfortable in, and are more likely to visit, places which feel owned and cared for. Well used places also 
reduce opportunities for crime and increase risk to criminals. 

 
Space management - Popular public space is often attractive, well maintained and well used space. 
Linked to the principle of territorial reinforcement, space management ensures that space is 
appropriately utilised and well cared for. 
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To support the CPTED principles and assessment of the potential crime risks resulting from development 
applications the following controls are applied to all developments within the Botany Bay local government 
area.  
 
Building Construction and Fire Safety 
 
Another safety and security measure for the occupation of a building is compliance with Building Code of 
Australia requirements which relate to sound building construction and installation of fire safety equipment 
including smoke detectors, building sprinkler systems for certain types of land uses, hazard management 
systems, warning systems and emergency lighting. These elements ensure that the occupation of the building 
can be managed in a safe manner.  
 
Consideration of Surrounding Land Uses 
 
New developments must consider surrounding land uses to ensure that new developments are not presenting 
an adversely impact on safety and security of the adjoining land use. Surrounding land uses that will be 
considered include the freight rail corridor, major roads, the dangerous goods routes and potentially hazardous 
industry. Consideration of these surrounding land uses may result in changes to site boundary treatments, the 
development of risk management plans and changes to site access for safe vehicular movements.  
 
Note: Applicants are to be aware that referral to the NSW Police for CPTED assessment may result in 
amendments being required to the design of the development or the installation of security devices.  
 
Note: For further information applicants are to refer to Crime Prevention and the Assessment of Development 
Applications issued by the Department of Planning. 
 

Objectives 
 

O1 To reduce opportunities for seclusion through the adoption of appropriate design of site boundary 
treatments (i.e. fencing, landscaping, driveways and open spaces); 
  

O2 To reduce opportunities for crime through the use of natural surveillance, building design and 
siting; 
 

O3 To promote definition between public and private spaces and management of these spaces to 
reduce crime risk; and  
 

O4 To support the safe occupation and use of buildings. 
 

 

Controls  
 

C1 Any construction plans with the development application must show the location of smoke 
detectors, together with a specification on their installation in accordance with the Building Code 
of Australia (BCA). 
 

C2 Development must comply with Part 3I - Crime Prevention, Safety and Security.  
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C3 Boundary fences will not provide opportunities for seclusion and are to be of a height that does 

not prevent the surveillance of streets. 
 

C4 Buildings and open space areas will be designed to: 
 

(i) Enable casual surveillance of streets, open space and entrances to buildings; 
(ii) Minimise access between roofs, balconies and windows of adjoining developments; and 
(iii) Ensure adequate lighting to access routes, car park areas and open space. 
 

C5 External lighting must provided to mixed use developments, commercial developments and 
industrial areas where pedestrian ways, main building entries, driveways, communal areas and 
car parks require public access at night or after normal trading hours. 
 

C6 External lighting is to comply with the requirements of Section 9.21: Lighting in the Vicinity of 
Aerodromes, Manual of Standards, Part 139 – Aerodromes Version 1.1, February 2003.  All 
lighting, regardless of location, which may affect the safe operation of aircraft operating at Sydney 
Airport are required to be compatible with the above requirements.   
 

C7 Access to car parks from common areas are to be secured by lockable doors. 
 

C8 An audio or video intercom system is to be provided at the entry or in the lobby for visitors to 
communicate with residents within mixed use developments. 

 
C9 Blank walls addressing the street frontage and other public places are to be avoided. Where it is 

unavoidable, planting for screening purposes or anti-graffiti paint are to be used. 
 

C10 Entry to basement parking areas will be through security access via the main building. This 
access is to be fitted with a one-way door from the foyer into the basement. 
 

C11 Provide clear signage and identification of buildings or dwellings, i.e: clear numbering. Location 
maps and directional signage will be provided for larger developments. 
 

C12 Access and egress routes and dark or sheltered areas is to be clearly illuminated. All lighting must 
comply with relevant Australian Standards. 
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9A.4.4.8 Loading and Unloading  
 
On site loading and unloading areas are required to ensure that delivery and operational vehicles do not block 
roads and public domain areas resulting in reduced visual amenity and unnecessary safety issues.   
 

Objectives 
 

O1 To ensure that vehicles do not stand on the road, footway or public domain; and 
 

O2 To maintain high quality, safe public domain areas.  
 

 

Controls  
 

C1 Development must comply with Part 3A - Car Parking.  
 

C2 All commercial developments and mixed use developments must provide onsite loading and 
unloading areas. 
 

C3 Loading and unloading areas are to be well hidden or screened from the public domain and will 
be located underground where practical. 
 

C4 Loading docks must be located so that vehicles do not stand on any public road, footway, 
laneway or service road 
 

C5 Where possible vehicles using the loading and unloading areas are to enter and leave the site in 
a forward direction. 
 

C6 Loading docks will comply with AS 2890/2 (2002) – Off street commercial vehicle facilities.  
 

 



 
 

P a g e  | 76 

Part 9A - Mascot Station Town Centre Precinct                                 Botany Bay Development Control Plan 2013 (Amendment 6)  
Endorsed 02/08/2016 

   

9A.4.5 Environmental Management 

9A.4.5.1 Acoustic Privacy 
 

Acoustic privacy is an important factor to be taken into account when achieving satisfactory living 
environments, particularly in medium to high density environments. By considering layout, design and 
materials within the development proposal to acoustic impacts from noise sources can be minimized.  
 

Objectives 
  

O1 To ensure new development provides adequate visual and acoustic privacy levels internally and 
externally for neighbours and residents; 
 

O2 To maximise outlook to the public domain whilst maintaining visual and acoustic privacy for 
residents;  
 

O3 To reduce the impact of ambient noise and overlooking by means of appropriate landscaping and 
architectural detailing; and 
 

O4 To minimize the impact of aircraft noise on residential environments.  
 

 

Controls  
 

C1 Council staff may request an acoustic assessment report, prepared by a qualified consultant, be 
submitted with the development application. It must, at a minimum, address: 

 
O1 Impacts on acoustic privacy of proposed residential uses from any surrounding noise sources 

such as aircraft noise, road traffic and commercial and retail uses; and 
O2 Impacts on acoustic privacy of surrounding residential uses from any proposed commercial 

and retail uses; and 
O3 The impact of the development on the surrounding area, through mechanical services, 

construction works and phases of development. 
 

C1 Communal walls and floors connecting buildings are to be designed in accordance with the noise 
transmission and insulation requirements of the Building Code of Australia (BCA). 
 

C2 New development adjacent to high noise sources (e.g. busy roads) are to generally locate 
habitable rooms and design private open spaces away from noise sources. Alternatively, if such 
spaces/rooms front a major noise source they must be protected by appropriate noise shielding 
devices to minimize noise intrusion.  
 

C3 Any residential accommodation on land within the Australian Noise Exposure Forecast (ANEF) 
contour of 20 or higher as advised by Council, need to be designed and constructed in 
accordance with Australian Standard AS2021 – Acoustics – Aircraft Noise Intrusion – Building, 
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Siting and Construction. 
 
Note: The implementation of acoustic measures to decrease aircraft noise must not detract from 
the streetscape value of individual buildings. 
 

C4 Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes 
into account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 
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9A.4.5.2 Sustainable Building Design 
 
Sustainable building design involves design, construction and operational practices that considerably decrease 
or eliminate the negative impact of development on the environment and its occupants. 
 
Developing sustainably includes such aspects as promoting biodiversity, minimizing air pollution, conserving 
water quality and quantity, minimizing fossil fuel usage, minimizing site disturbance, decreasing waste and 
promoting recycling, selecting appropriate building materials and minimizing noise. Sustainable building design 
considers each of these aspects and endeavors to minimize the overall impact of buildings on the 
environment. 
 
Council is dedicated to establishing an environmentally sustainable local government area. Significant 
opportunities exist to improve the sustainability within the Mascot Station Town Centre Precinct. It is critical 
sustainability initiatives are integrated and considered in the early planning and design stages of any 
development proposal, and relate it to the life of the development from design to construction to operation.   
 

Objectives 
 

O1 To achieve sustainable building design through the design, construction and operation of 
buildings within the Mascot Station Town Centre Precinct; 
 

O2 To ensure the design and construction of development will minimize the adverse impacts on the 
environment; 
 

O3 To introduce continuous improvements in the quality of life in the area including amenity and 
health; and 
 

O4 To promote education about the environmental, social and economical benefits of improving the 
environmental quality of developments. 

 
 

Controls  
 

C1 The development application must identify and explain how sustainable building design will be 
achieved in the development throughout the design, construction and operation stage. 
Development proposals will address the following: 

 
(i) Energy efficiency (solar design, insulation, hot water, lighting, and ventilation systems); 
(ii) Water resources; 
(iii) Landscaping; 
(iv) Construction materials; 
(v) Finishing materials; 
(vi) Waste management; 
(vii) Indoor environment quality; 
(viii) Stormwater management and Water Sensitive Urban Design; and 
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(ix) Ongoing building and site management.  
 

C2 Development must comply with Part 3H - Sustainable Design.  
 

C3 All residential development must comply with the provisions of SEPP (BASIX).  
 

C4 Apartmentbuildings and Mixed Use Developments containing residential units are to comply with 
the principles and provisions of State Environmental Planning Policy No 65 (SEPP 65) and the  
Apartment Design Guide in relation to building performance.  
 

C5 Multi dwelling housing must apply, where relevant, the principles outlined in the  Apartment 
Design Guide in relation to building performance.    
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9A.4.5.3 Views 
 
Local views contribute to the sense of place for the Mascot Station Town Centre Precinct. Preservation and, 
where possible, enhancement of public views to landmark and landscape features allow people to interpret 
and appreciate the special character of the area. It is also important to promote view sharing between 
properties to balance access to private views from properties. 
 

Objectives 
 

O1 To preserve and enhance district and local views which reinforce and protect the precincts urban 
form and enhance legibility; 
 

O2 To encourage view sharing through complementary siting of buildings, responsive design and 
well-positioned landscaping; and 
 

O3 To ensure highly visible sites are designed in scale with the precinct’s setting and encourage 
visual integration and connectivity between places. 

 
 

Controls  
 

C1 Development is to preserve views of significant topographical features such as the urban skyline, 
landmark buildings and areas of high visibility. 
 

C2 Building design, location and landscaping is to encourage view sharing between properties. 
 

C3 Existing significant view corridors as viewed to and from public places must be protected. 
 

C4 The opportunity to create new view line corridors will be taken wherever possible and appropriate. 
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9A.4.5.4 Wind Mitigation 
 
A windy environment may cause discomfort and become a hazard to pedestrians. Furthermore downdrafts 
from buildings can have a detrimental effect on the quality of street trees. Alternatively, light breezes hat 
infiltrate the streets may enhance pedestrian comfort and disperse vehicle emissions and air conditioning plant 
exhausts more rapidly. It is vital the development considers the affects it will have on wind patterns that 
already exist in the area. This will maintain and enhance the aesthetic qualities of the built environment. 
 

Objectives 
 

O1 To ensure new developments consider design features that cater towards managing wind 
patterns that infiltrate through the area to maintain comfortable conditions for pedestrians; and 
 

O2 To ensure light breezes are able to flow through the streets of the Mascot Station Town Centre 
Precinct. 

 
 

Controls  
 

C1 All new buildings are to meet the following maximum wind criteria: 
 

(i) 10 metres/second along commercial/retail streets; 
(ii) 13 metres/second along main pedestrian streets, parks and public places; and  
(iii) 16 metres/second in all other streets 

 
C2 Taller buildings must consider the shape, location and height of buildings to satisfy wind 

measurements for public safety and comfort at ground level. In addition, open terraces and 
balconies must not be detrimentally affected by wind. 
 
Note: Council may request a Wind report be submitted with a Development Application.  
 

C3 Landscaping is to be utilised to ameliorate the impacts of wind tunnels and enhance the comfort 
of outdoor spaces. 
 

 
 
.  
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9A.4.5.5 Reflectivity 
 
Reflective materials used on building exteriors can results in undesirable glare for pedestrians, and potentially 
hazardous glare for motorists. Reflective materials can also transfer additional heat load to other buildings. 
Thus, the excessive use of highly reflective glass is discouraged. 
 
Buildings with glazed roofs, facades or awnings are to be designed to minimise hazardous or uncomfortable 
glare arising from reflected sunlight. 
 

Objectives 
 

O1 To limit sunlight reflection from buildings to neighbouring areas and other buildings; and 
 

O2 To ensure amenity and safety for pedestrians and motorists. 
 

 

Controls  
 

C1 The placement, orientation and configuration of new buildings and facades must not result in 
glare that produces discomfort or endangers safety of pedestrians or motorists. 
 

C2 The placement, orientation and configuration of new buildings and facades must not result in 
glare that produces discomfort or decreases amenity to neighbouring commercial, residential 
areas or the public domain. 
 

C3 Visible light reflectivity from building materials use on new building facades must not exceed 20%. 
 

C4 A reflectivity report examining the effects of possible solar glare on pedestrians and motorists may 
be necessary, subject to the scope of a proposal and the nature of glazing and reflective 
materials. 
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9A.4.5.6 Stormwater Management and Flooding 
 

Objective 
 

O1 To ensure development is designed to incorporate stormwater management and flooding.   
 

 

Control  
 

C1 Development must comply with Part 3G - Stormwater Management and Council’s Stormwater 
Management Technical Guidelines in Part 10 – Technical Guidelines.  
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9A.4.6 Other  

9A.4.6.1 Maintenance 
 

Long term maintenance of buildings is supported by detailed design and material selection. Ongoing 
maintenance ensures the longevity of quality architectural and landscape design, sustains and increases the 
value of property and minimises the life-cycle cost of a development to owners. 
 
 

Objectives 
 

O1 To ensure long life and ease of maintenance for all development; and 
 

O2 To ensure that on site landscaping is maintained. 
 

 

Controls  
 

C1 Windows must be designed to enable cleaning from inside the building, where possible. 
 

C2 The building must incorporate and integrate building maintenance systems into the design of the 
building form, roof and facade. 
 

C3 Materials must be durable and can be easily cleaned and are graffiti resistant. 
 

C4 Appropriate landscape elements and vegetation must be chosen along with suitable irrigation 
systems. 
 

C5 A maintenance schedule of works is to be included in all landscape plans to ensure landscape 
works will be maintained at all times to Council’s satisfaction. 
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9A.4.6.2 Signage  
 
Signage plays an important role in identifying retail and commercial uses, and in creating a lively retail and 
commercial streetscape. Signage is to be appropriate to the building form’s geometry and architectural 
features, which facilitates in establishing the building’s character and enhancing the broader character of the 
area. 
 

Objectives 
 

 
O1 To ensure signage considers and complements the building form and character of the Precinct; 

and 
 

O2 To limit the overall quantity of signage in the precinct to avoid the creation of visual clutter on 
buildings and streetscapes. 

 
 

Control  
 

C1 Signage must comply with Part 3D - Signage. 

 
 
 



 
 

P a g e  | 86 

Part 9A - Mascot Station Town Centre Precinct                                 Botany Bay Development Control Plan 2013 (Amendment 6)  
Endorsed 02/08/2016 

   

9A.4.6.3 Fencing 
 
Fencing defines the boundary between one space and another. The design of fencing can have an important 
role in the visual amenity of a new development and can also have implications in terms of safety and security.  
 

Objectives 
 

O1 To define the boundary between private land and public land; 
 

O2 To provide privacy and assist in creating a secure environment; and 
 

O3 To contribute positively to the public domain. 
 

 

Controls  
 

C1 Where fencing of the front boundary is proposed for Multi dwellings and apartment buildings the 
design must consider the following:   
 
(i) Solid metal panel fences (colourbond/sheet metal) of any height are not permitted along 

street frontages;  
(ii) Masonry/brick fences over 600mm and timber/steel picket/palisade or plain picket fences 

over 1 metre high may be permitted. The design of fencing over 1 metre in height will take 
into consideration sightline issues when exiting this or adjacent properties. The design of the 
fence can be modified by setback or by using splays at least 1 metre x 1 metre in size; 

(iii) A mixture of materials is preferable with a maximum of 60% solid material over the whole 
fence surface; 

(iv) Design will consider the need for horizontal rhythms along the street such as vertical entry 
elements, boundary markers or fence post frequency;  

(v) Where possible, the design will avoid the use of continuous lengths of fencing (a maximum of 
6 metres without articulation) at the street frontage;  

(vi) Access gates are to be hung so that the direction of swing is inward; and 
(vii) Satisfactory provision is to be made for access to public utility installations. 

 
C2 The maximum height of side or rear fences is 1.8 metres. Where the fence/side returns are to be 

erected on or adjacent the common allotment boundary, the written consent of the adjacent 
property owner(s) is required. 
 

C3 The landscape documentation is to include details of all fencing to be used in a proposal – 
privacy, boundary, frontage, pool, dividing and so on. The details are to include style 
(manufacturer, product code, name), materials, colour/s and installation method. 
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9A.5  Public Domain Works  

9A.5.1 Overview 
 
The public domain is made up of streets, parks, and squares, and small incidental spaces that are formed 
through street closures, street widening and irregular geometries between buildings and curb alignments.  All 
spaces have equal weight and provide particular amenity in the public domain. It is essential that the public 
domain is comfortable and safe; accommodating all measure of pedestrian ability, and that it forms a network 
of spaces that allow for a variety of uses. 
 
Public space in the town centre will be made up of existing and new streets and parks, with the majority of 
parks being delivered through development. The Public Domain Strategy and Appendix A of the Mascot Town 
Centre Precinct Masterplan must be read in conjunction with this DCP and includes improvement to existing 
public space, and the addition and reworking of green space currently associated with the SWSOOS. The 
range of works to be carried out within the public domain are outlined in detail within the Masterplan document 
and conceptually in Figures 57, 58, 59 and 60 within this Part.  
 
Improvement and extension of the public domain offers opportunities for environmental initiatives including 
water sensitive urban design and reduction of urban heat loads. 
 
The Public Domain Strategy and Appendix A of the Mascot Town Centre Precinct Masterplan presents 
concepts as an outline of design objectives.  Copies of these documents are available on the Council’s 
website – www.botanybay.nsw.gov.au Design development and documentation of all the illustrated spaces will 
be subject to consultation with Council, to determine appropriate use and furnishing. 
 
Council’s intention is that all parks and street closures will be public, with no barriers to public access. 

 

Objectives 
 

O1 To increase the quantum of public space in the town centre, to cater for the needs of an increased 
population, and greater visitor numbers; 
 

O2 To create a diversity of space that accommodates different uses and that is flexible over time; 
 

O3 To provide a greater level of amenity in the most active areas, to support retail and commercial 
uses; 
 

O4 To improve the visual quality of the public domain, create a pleasant environment for pedestrians 
and encourage active street frontages; 
 

O5 To support the public transport hub through improved connections and pedestrian amenity; 
 

O6 To provide better connections to facilities and between streets, to make a walk-able town centre; 
 

O7 To encourage cycle use, through addition of a connecting cycleway on Bourke Street, and 
through better connectivity to the cycleway;  

http://www.botanybay.nsw.gov.au/
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O8 To introduce water sensitive urban design into the public domain, contributing to improved water 
quality in the catchment; 
 

O9 To reduce the effects of urban heat island through increased vegetation cover; 
 

O10 To improve public safety; and 
 

O11 To offset the minimal deep soil planning areas within the Town Centre Precinct redevelopment 
sites by providing parks comprising mainly deep soil planting. 

 
 

Controls  
 

C1 Public Domain works are to be provided in accordance with Figures 57, 58, 59 and 60, the 
principles in the Public Domain Strategy and Appendix A of the Mascot Town Centre Precinct 
Masterplan. Applicants are to discuss any proposed public domain works to be undertaken in 
conjunction with a proposed development at Pre- Development Application stage. Council will 
advise on further detailed specifications of public domain items. 
 

C2 Widened footpaths, new street paving and pedestrian and cycle links must be provided in 
accordance with the principles of the Public Domain Strategy and Appendix A of the Mascot Town 
Centre Precinct Masterplan.  
 

C3 Continuous awnings must be provided within the Town Centre to provide weather protection for 
pedestrians in accordance with Figures 53, 54, 55 and 56, the principles in the Public Domain 
Strategy and Appendix A of the Mascot Town Centre Precinct Masterplan but most not 
compromise the planting of street trees.   

 
C4 New parks must be provided on key sites as identified in Figures 57, 58, 59 and 60, the Public 

Domain Strategy and Appendix A of the Mascot Town Centre Precinct Masterplan.  
 

C5 Street paving, lighting, bins, seating, bicycle racks and other street furniture must be provided in 
accordance with the principles of the Public Domain Strategy and Appendix A of the Mascot Town 
Centre Precinct Masterplan and any other Council Public Domain Plan. These works must be 
robust and easily cleaned and is to be designed and specified in consultation with Council’s 
landscape officer to ensure a consistent design standard is implemented. 
 

C6 Street lighting must be provided throughout the public domain and provide for improved public 
safety. 
 
Note: Any proposed street lighting must be in accordance with relevant Roads and Maritime 
Services standards, Austroads standards and Australian Standards.  
 

C7 Public art must be provided on key development sites in accordance with the principles of the 
Public Domain Strategy and Appendix A of the Mascot Town Centre Precinct Masterplan. The  
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provision of art works on these larger sites must be negotiated with Council, with details to be 
provided at Development Application stage. 
 

C8 Key principles of Water Sensitive Urban Design (WSUD) must be taken into consideration in any 
proposed works to be undertaken within the public domain.  Applicants are to discuss with 
Council all such proposed works to be carried out in conjunction with a development application at 
Pre-Development Application stage. In particular applicants must address the need to:  

 
(i) Protect natural systems; 
(ii) Integrate storm water treatment into the landscape; 
(iii) Protect water quality; and  
(iv) Reduce runoff and peak flows.  

 
C9 All existing above ground service cables, including power lines, telecommunications cables and 

other similar services (“overhead service cables”) in the streets adjacent to and within the 
confines of the development site will be placed underground at no cost to the Council. Applicants 
are to discuss with Council all such proposed works to be carried out in conjunction with a 
development application at Pre-Development Application stage. 

 
C10 All work is to be in accordance with Council specifications, plans, details or the Urban Design 

Strategy. Please contact Council. 
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Figure 57 - Public Domain Work - Urban Block 1 
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Figure 58 - Public Domain Work - Urban Block 2 
 

To be inserted at a later date 
 

 
Figure 59 - Public Domain Work - Urban Block 3 

To be inserted at a later date 
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Figure 60 - Public Domain Work - Urban Block 4 
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9A.5.2 Streets 
 

A high quality, considered, connected and comprehensive street network is integral to a successful public 
domain. Well designed streets provide a focus for pedestrian activity, and when combined with a considered 
private domain, create vibrant, lively and engaging environments. They not only serve as connections, but also 
as critical elements of the public open space network in themselves.  
 
Successful streets encourage a diversity of use. Within the Botany Bay Council local government area, the 
Mascot Station Town Centre Precinct offers particularly unique and exciting opportunities to create a vibrant 
urbane public domain through the creation of new streets and the recognition and definition of regionally 
significant streets.  
 
Opportunities exist to connect to the wider region through public transport networks, and through integrating 
with the Sustainable Sydney 2030 plan by targeting commercial and retail development on regionally 
significant streets. Through encouraging use of public transport, recognising and reinforcing street hierarchy, 
through the allocation of on street parking, providing opportunities for cycling, but overall providing an 
integrated, mixed use network of streets, lanes and pedestrian connections, the vitality of the town centre can 
be greatly improved.  

 

Objectives 
 

O1 Design high quality streets with a pedestrian focus that are fully accessible including wide 
footpaths, encouraging slow vehicular traffic; 
 

O2 Increase street tree numbers and provide height quality paved finishes, street furniture and other 
public domain treatments and embellishments that are robust and fit for purpose; 
 

O3 Provide new low speed residential streets; 
 

O4 Reinforce the role of significant regional streets through street tree allocation, provision of 
footpaths where appropriate; 
 

O5 Incorporate portions of single lane traffic to discourage regional through traffic entering the town 
centre; and 
 

O6 Maximise opportunities for incorporating Water Sensitive Urban Design using techniques such as 
landscaped medians, tree pits and pocket parks to improve the quality of water entering 
Alexandra Canal and groundwater. 

 
 

Control 
 

C1 New streets and changes to existing streets are to be provided in accordance with Figures 57, 
58, 59 and 60, the Public Domain Strategy and Appendix A of the Mascot Town Centre Precinct 
Masterplan. Applicants are to discuss any proposed public domain works to be undertaken in 
conjunction with a proposed development at Pre- Development Application stage. Council will 
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advise on further detailed specification of public domain items in accordance with its Public 
Domain Strategy. 

C2 Paving and footpath treatments, utilities, street furniture, street tree planting and in-road planting 
and landscaping will be in accordance with Council’s Public Domain Plan and Street Tree 
Masterplan. 

 
C3 Awnings must accommodate the planting of street trees and will be suitably designed. 
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9A.5.3 Parks  
 
The requirements for public open space within the study area will be met  through improvement to existing 
spaces, and the addition of new local and pocket parks through development of blocks.  It is essential that a 
variety of open space is created, rather than replicating the same size and function in all parks across the 
area. Parks are to be robust, low maintenance and flexible in their use. The new parks also offer opportunities 
for provision of much needed green and planted spaces in the study area.  New parks will be predominantly 
deep soil to facilitate planting of large scale trees.  The size of planting is to consider the scale of adjacent 
buildings. 
 
The range of parks includes possibility for many uses, including community gardens, playgrounds, urban parks 
for community activity, and environmental parks such as the SWSOOS land.  It is essential that the use and 
character of each is considered in the context of those parks already created, to avoid replication of use, and 
to ensure a richness of design across the study area. Developers are to consult with Council before embarking 
on park design. Each park will be subject to detailed design development, to be approved by Council. 
 

Objectives 
 

O1 To provide a diversity of parks across the study area, offering a variety of experiences for 
residents and visitors and recreational opportunities; 
 

O2 To create a rich design language that adds delight to the urban fabric; 
 

O3 To introduce large scale tree planting; 
 

O4 To ensure all parks are accessible from adjacent streets and residential development;  
 

O5 To minimize fencing within parks other than where required for community gardens or 
playgrounds;  
 

O6 To ensure the primary address of all parks is along the street frontage; 
 

O7 To ensure the design of parks maintain privacy to adjacent residential entrances without high 
screen walls or planting; and 
 

O8 To ensure tree planting and furniture is integrated into the public domain to provide high 
pedestrian amenity. 

 
 

Controls  
 

C1 New parks and changes to existing open space areas are to be provided in accordance with 
Figures 57, 58, 59 and 60, the Public Domain Strategy and Appendix A of the Mascot Town 
Centre Precinct Masterplan.  
 
Note: Applicants are to discuss any proposed public domain works to be undertaken conjunction 
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with a proposed development at Pre- Development Application stage. Council will advise on  
 
further detailed specification of public open space design and inclusions. 

 
C2 The applicant must submit a design for public open space adjoining their development to Council 

specifications.  
 

C3 Paving and footpath treatments, utilities, furniture, lighting, signage, tree planting and landscaping 
are to be in accordance with Council’s Public Domain Plan and any other specification. Park 
design and recreational inclusions are to be undertaken in consultation with Council’s Landscape 
Team. 
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9A.6  Development Contributions and Planning Agreements  
 
A Public Domain Strategy for Mascot Station Town Centre Precinct was adopted by Council on __________ 
(Insert date) and identifies the essential infrastructure and public domain works necessary to support 
development of the Town Centre and which will result in a significant increase in residential and employment 
densities. The identified infrastructure and public domain works are essential to achieve public amenity and 
meet the basic needs to support higher density development anticipated within the Precinct.  
 
There are two possible mechanisms to provide the required public domain works identified in the Public 
Domain Strategy. They are:  
 

1. Section 94 Development Contributions; or 
2. Voluntary Planning Agreement.  

 
Section 94 Development Contributions Plan _2013 
 
The City of Botany Bay Section 94 DCP ______ was approved by Council on ____ and came into force on 
______. This contributions plan applies to development approved by the Consent Authority. Development 
contributions are payable for development that increases the worker and resident population and floorspace.  
 
Voluntary Planning Agreements 
 
The new works to occur within the public domain will be funded and implemented by developers as 
redevelopment occurs under Voluntary Planning Agreements between the Council and the land owner. This 
part of the DCP provides guidance on how the agreements will operate.   
 
Planning Agreements are made in accordance with the requirements of the Act and are voluntary 
agreements between council and a landowner.  
 
A Voluntary Planning Agreement (VPA) relates to the provision of ‘public benefit’ and may include 
infrastructure works and recurrent expenditure in relation to a public amenity, service or facility. A  Planning 
Agreement specifies how it relates to any applicable Section 94 Contributions Plan, and may provide that a 
development be excluded from the requirements of that Plan in exchange for works in kind. Early contact is to 
be made with Council officers where Planning Agreements are envisaged for the provision of public facilities or 
the like outside of the requirements of the Section 94 Development Contributions Plan.  
 
The Act relevantly requires that VPA’s provide for the following:  

 
“(a)   a description of the land to which the agreement applies, 
 
(b)   a description of: 
 

(i)  the change to the environmental planning instrument to which the agreement applies, or 
(ii)  the development to which the agreement applies, 
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(c)   the nature and extent of the provision to be made by the developer under the agreement, the 
time or times by which the provision is to be made and the manner by which the provision is to 
be made, 

 
(d)   in the case of development, whether the agreement excludes (wholly or in part) or does not 

exclude the application of section 94, 94A or 94EF to the development, 
 
(e)   if the agreement does not exclude the application of section 94 to the development, whether 

benefits under the agreement are or are not to be taken into consideration in determining a 
development contribution under section 94, 

 
(f)   a mechanism for the resolution of disputes under the agreement, 
 
(g)   the enforcement of the agreement by a suitable means, such as the provision of a bond or 

guarantee, in the event of a breach of the agreement by the developer.”  
 
Where public domain works are proposed within a redevelopment site developers are to make early 
contact with Council officers to discuss the manner in which the works will be provided.  
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9B. 1  Introduction  
 
The Botany South Precinct is bounded by Botany Road to the south and west, Pemberton Street to the east 
and parts of Rochester, Cranbrook, Tenterden and Aylesbury Streets to the north (refer to Figure 1 ). The 
Precinct is zoned predominantly B7 Business Park, with a B4 Mixed Zoned around the periphery of the 
Precinct. The Precinct is surrounded by land zoned for residential purposes. The intention of the B4 zone 
within the Precinct is to act as a buffer between the B7 area and low density residential area and to enhance 
and protect the amenity of existing residential dwellings while encouraging the centre of the Precinct to be 
redeveloped with uses including creative industries, light industrial, warehouses and associated offices.   
 

Figure 1 - Botany South Precinct 
 

 
 

9B. 1.1 Land to which this Part Applies 
 
This Part applies to land identified in Figure 1 edged in green and must be read in conjunction with: 
 
 Part 1 - Introduction 
 Part 2 - Notification and Advertising 
 Part 3 - General Provisions 
 Part 4 - Residential Zones 

Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 

 
Note: Development within the Precinct must comply with the all other applicable Parts of the DCP. If there is a 
discrepancy between Part 9B and other Parts the Desired Future Character and Controls of Part 9B will 
always prevail.   
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9B. 1.2 General Objectives   
 

 
O1 To encourage new light industrial, business park development, commercial development and 

associated offices which are compatible with the capacity of the road network in the Precinct;  
 

O2 To ensure that future development contributes to the creation of a high quality landscape 
environment in the Precinct;  
 

O3 To retain existing trees within the streetscape; 
 

O4 To encourage developments which do not require large transport vehicles; 
 

O5 To mitigate the visual and environmental impact of external activities; 
 

O6 To encourage low scale mixed use development with medium density housing and a range of 
compatible vibrant uses such as shops, professional offices, and studio/workshops which are not 
impacted by adjoining industrial and commercial uses and that do not impact on adjoining and 
adjacent residential amenity; 

 
O7 To ensure proposed development in the B4 Zones is designed to minimise the impact of noise 

and vibration from uses with the B7 zone;  
 

O8 To provide a buffer between residential and non-residential uses and zones in the form of 
landscaping and building design;  
 

O9 To protect existing public stormwater drainage assets; and  
 

O10 To minimise impact of flooding to the developments, nature environment and built up areas. 
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9B.2  Existing Local Character  
 

9B 2.1  Existing Local Character 1 
 
The Botany South Precinct is generally bounded by residential uses and Botany Road to the west and south.  
The Precinct is characterised by a mixture of landholdings and subdivisions. The existing subdivision pattern 
varies from larger lots in the east (along Sir Joseph Banks and Pemberton Streets) to smaller fragmented 
industrial lots in the south and southwest (Botany Rd, Salisbury St, Rochester St, Margate St, Tenterden Rd, 
Hannon St, and Luff St). There is some housing interspersed with industrial uses through the precinct 
(predominately in the south west).  
 
The precinct is currently affected by two major trunk drainage systems. One of them is the Council’s 
stormwater open channel/culvert coming from the residential area between Tenterden Road and William 
Street, north of Aylesbury Street. This trunk drainage system  runs south into the precinct onto the middle 
section of Aylesbury Street and Clevedon Street, then continues through the properties between Pemberton 
Street and Sir Joseph Banks Street and joins the existing Council’s open stormwater channel from Pemberton 
Street, south of 21 Pemberton Street. After that, it turns south under Sir Joseph Banks Street onto Botany 
Road and into Botany Bay via Livingstone Avenue and Sir Joseph Banks Park. 
 
The other major stormwater open channel/culverts in the precinct is Sydney Water’s stormwater open 
channel/culverts (SWC No. 16), which begins from the existing Council’s stormwater open channel at the 
intersection of Sir Joseph Banks Street and Hannon Street. It runs along the northern side of Hannon Street 
and then turns north-west onto Tenterden Road and Cranbrook Street. At the rear of 2A Salisbury Street, the 
open channel splits into two stormwater culverts, where one continues north-west to Rochester Street and 
exits the precinct at 1477 Botany Road onto Botany Road. The system finally combines with other stormwater 
drainage trunk systems at the open channel north of Bay Street. The other culvert, in contrast, runs along 
south of Cranbrook Street to the intersection of Cranbrook Street and Botany Road. This culvert then leaves 
the precinct in the south-westerly direction to Chelmsford Street, Sandgate Street, Folkestone Road to Botany 
Bay via Sir Joseph Banks Park. 
 
Building types in the Precinct range from smaller unmodulated boxes of brick and corrugated sheeting to very 
large buildings designed for manufacturing. Many buildings address the street with only a blank wall and large 
roller door. Newer buildings relate better to the street with offices overlooking the public domain. Some of the 
largest lots have vast unbuilt areas, currently used for purposes such as container storage. 
 
The larger landholdings tend to have more areas of landscaping in their private domain while the smaller lots 
generally use the front setback for the manoeuvring of vehicles and parking. There are some very large trees 
lining the streets in the B7 – Business Park zone. In many cases the trees are significantly larger than the 
buildings (which tend to be no higher than the equivalent of three residential storeys). Generally these large 
trees are located in the public domain.  
 
Front setbacks vary in this area; some streets have consistent setbacks while others vary from a metre to over 
15 metres in the same block. Where street planting is dense, this pattern is harder to read as the trees define 
the street edge rather than the buildings. 
 

1 Botany South Industrial Study – Final Report, December 2003, SGS Economics and Planning 
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Due to the long industrial history of this Precinct, a number of issues have evolved over time that have made 
the operation of some businesses poor and created ongoing issues with residents and other businesses.  
These issues include: irregular subdivision pattern, small lots sizes and fragmented landownership, conflicts in 
traffic and pedestrian access, inadequate off and on street parking facilities and servicing, inadequate space 
for vehicle manoeuvring, poor onsite storage, noise and odour from operations, inadequate road network 
(including width of roads) for manoeuvring of trucks, poor built form and public domain.  Some sites do not 
appropriately cater for the required vehicular access (trucks) for their use. Hence, heavy vehicles that need to 
access the streets within the Botany South Precinct would have difficulty manoeuvring, as the road 
carriageway widths do not provide sufficient space to make a turn. 
 
The large amount of heavy vehicles using these roads has a significant impact on many of the streets in the 
Precinct. There appears to be a relatively clear distinction between the industrial zoned area and residential 
areas located to the north. Residential areas are characterised by formal street tree planting, while the 
industrial area is much less formal and more scattered. The area does however maintain a “green” streetscape 
quality, though this is contributed to significantly by landscape provided within the frontage areas of individual 
properties. 
 
Council has consistently restricted the size of delivery vehicles in all development consents issued to medium  
rigid vehicles. 
 
The Precinct is within the 20 to 25 and 25 to 30 ANEF Countours.  
 
The key differentiating features characterising the Botany South Precinct are:  
 
 Excellent road access to the CBD but also to the south west; 
 Smaller freehold sites favoured by many smaller manufacturers; 
 Higher than usual level of local trading; and 
 High level of business spirit. 

 
Constraining factors include: 
 
 The Precinct is surrounded by and contains scattered residential dwellings which have resulted in 

complaints from residents and constraints on operating times; 
 Poor building quality with low clearance levels; 
 Limited off-street parking; 
 Limited public transport; and 
 No room for expansion. 
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9B.2.2  Existing Allotment Sizes 
 
The majority of allotments within the Precinct are less than 2,500m², and a significant proportion of these 
below 1,000m². The most common lot size within the area is between 250m² and 500m². This creates 
particular issues with respect to development, access and operation, which are distinct from the perceived 
nature of industrial development in Botany. Smaller lots are occupied by a wide range of uses but automotive 
related, construction related, metal manufacturing and specialty manufacturing account for over half of the 
non-residential uses of lots under 500 m². Lots between 500m² and 2,500m² are widely distributed across the 
Precinct. Again automotive related, construction related, metal manufacturing and specialty manufacturing are 
significant but not as dominant as on smaller lots.  
 
Larger lots (over 2,500 m²) are used by the large textile manufacturers and associated uses and transport and 
storage uses. The latter in particular are heavy generators of traffic. Generally the larger lots are associated 
with wider streets and better access. Many of the large lots in this area have both front and rear access, 
providing opportunities for drive through circulation although this pattern of use is not widely evident.  
 
9B.2.3  Existing Land Uses  
 
The most common land uses in Precinct are motor vehicle retailing and services, with 17% of businesses in 
the area being motor vehicle retailing and service businesses occupying 10% of the land used for occupied 
industrial uses. There are 34 automotive panel beaters and vehicle service centres, ranging from truck 
servicing to luxury European car servicing.  
 
Residential Dwellings within the Precinct are mostly clustered on the periphery rather than being mixed within 
the non-residential uses. Only a handful could be regarded as ‘embedded’ non-residential uses. Due to the 
conflicts between residential and non-residential use, implications have arisen on the operation of non-
residential premises. 
 
9B.2.4  Existing Vegetation 
 
There appears to be a relatively clear distinction between the Precinct and residential areas located to the 
north. The residential areas are characterised by formal street tree planting, while the Precinct is much less 
formal and more scattered. The Precinct does however maintain a “green” streetscape quality, though this is 
contributed to significantly by landscape provided within the frontage areas of individual properties. 
 
9B.2.5 Existing Setbacks 
 
Significant setbacks are present within the Precinct with a clear distinction between traditional residential uses 
and non-residential uses. Residential Dwellings possess large front gardens, while in non-residential areas 
frontages are utilised as hardstand, generally as a result of the constraints imposed by site size and lot 
frontage. 
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9B.3 B7 - Business Park Zone 
 
9B.3.1 Desired Future Character  
 
The B7 zone within the Botany South Precinct is anticipated to develop into a high quality business area with a 
mix of light industrial, creative industries, commercial, business and warehouses. It is anticipated that larger 
sites will contain business parks with a mix of uses and associated offices. New works in the public domain will 
be required such as landscaping and pedestrian corridors to improve the amenity of the Precinct and 
encourage pedestrian movement.  
 
The redevelopment of this area is to provide services and employment for the surrounding residential and 
maintain smaller lots which are characteristic of the Precinct and required for particular uses. While 
maintaining some small lots is integral in the future redevelopment of the area, site consolidation may be 
required to occur to enable improvement to the public domain, increased public car parking and traffic 
management and the creation of pedestrian links.  
 
The Objectives and Controls for the Desired Future Character for Botany South Precinct - B7 Zone are as 
follows: 
 

Objectives 
 

O1 To encourage new light industrial, business park development  and commercial development and 
associated offices in the Precinct which are compatible with the capacity of the road network in 
the area;  
 

O2 To encourage live/work in the form of caretakers units as ancillary to permitted uses;  
 

O3 To retain an employment base in the area which provides flexibility and encourages initiatives to 
create a unique and innovative working environment;  

 
O4 To ensure that future development contributes to the creation of a high quality landscape 

environment in the Precinct;  
 

O5 To retain existing trees both inside and outside the site and provide suitably proportioned areas of 
well designed landscaping on each development site; 

 
O6 To encourage pedestrian access through the Precinct, through more permeable street block and 

promote through site links for pedestrian access at the time of redevelopment;  
 

O7 To encourage sustainable objectives through environmentally responsible architectural design 
and function; 
 

O8 To encourage developments which do not require large transport vehicles; 
 

O9 To mitigate the visual and environmental impact of external activities; 
 



 
 

P a g e  | 9 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 
O10 To ensure energy efficiency through the design and siting of buildings;  

 
O11 To ensure that developments are environmentally sustainable in terms of energy and water use 

and management of waste and discharge; 
 

O12 To ensure the drainage of the Precinct is not detrimentally impacted and property is protected;  
 

O13 To protect existing public stormwater drainage assets; and  
 

O14 To minimise impact of flooding to the developments, nature environment and built up areas. 
 

 

Controls  
 

C1 No new residential dwellings  houses are permitted within the B7 Zone though existing residential 
uses may be maintained and enhanced (refer to Clause 6.12 - Part 6 of BBLEP 2013).  
 
Note: Caretaker Dwellings which are ancillary to the approved use of the side are permitted (refer 
to Part 6.3.19 - Caretaker Dwellings).  
 

C2 Residential alterations and additions relating to C1 must: 
 
(i) Improve the appearance of buildings; and 
(ii) Improve the interface and amenity with non-residential uses. 
 

C3 Development shall include significant vegetation planting within the allotments and existing 
significant vegetation is not permitted to be removed. 
 

C4 Developments within the precinct shall submit a detailed Flood Study/Assessment for 1 in 100 
year average recurrence interval (ARI) design storm events and probable maximum flood (PMF). 
The Flood Study/Assessment is to be prepared by a suitably qualified and experienced civil 
engineer.  

 
C5 Development shall be designed and constructed in accordance with Australian Standard AS 2021 

(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C6 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C7 All development that is in, or immediately adjacent to a busy road must be designed in 
accordance with NSW Department of Planning ‘Development Near Rail Corridors and Busy 
Roads - Interim Guidelines, December 2008’.  
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C8 Hours of operation for the use of a site will be restricted by Council, if it is at all likely that the use 

will cause an impact on any adjoining or adjacent residential development. 
 

C9 All DAs for noise generating uses are to be accompanied by documentation from a qualified 
Acoustic Engineer certifying that the acoustic standards can be met.  Noise mitigation measures 
around machinery and property are to be submitted with the DA. Refer to Part 6.3.212 – Noise & 
Hours of Operation & to the NSW Infrastructure SEPP noise requirements for more information. 

 
C10 New non-residential development is to be designed so that noise producing activities are remote 

from any residential boundary. 
 

C11 The emission of noise from any new development is to comply with the NSW EPA Industrial 
Noise Policy and Council’s adopted noise criteria. 
 

C12 Any levels of noise generated from the operations or vehicles associated with the development is 
to be compatible with adjoining non residential uses and the requirements of the NSW EPA 
Environmental Criteria for Road Traffic Noise and Council’s adopted noise criteria. 
 
 

Amalgamation and Subdivision 
 

C13 Development must retain some small lots and encourage amalgamation where appropriate.  
 

C14 Lot boundaries shall retain the existing linear pattern.  
 

 
 
Building and Site Layout 

 
C15 Front setbacks on narrow lots will be considered on their ‘merits’ with consideration of: 

(i) Access and parking; 
(ii) Appropriate landscaping; 
(iii) Location of non-industrial uses (ie. Office sections); and  
(iv) Presentation to the street.  
 

C16 On small frontage sites, buildings (including alterations and additions) may align to the side 
boundary in all locations except where a residential use is adjoining (refer to Figure 2). 
 

C17 Narrow frontage sites may locate driveways and loading areas along one boundary but only if the 
boundary does not adjoin a residential use (refer to Figure 2). 

 
C18 The layout and orientation of buildings on lots greater than 1,000m² shall be in a manner that 

minimises lengthy or deep areas of car parking along the street frontage (refer to Figure 3).  
 

C19 Development shall avoid long blank walls facing the street and when adjoining residential uses.  
 



 
 

P a g e  | 11 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

C20  Offices are to be located to address the street and provide an active street presentation.  
 

C21 Floor space is to be distributed on the site to ensure the scale of the building reinforces the role of 
the street. 

 
C22 Buildings are to be arranged and aligned to create a pleasant working environment.  

 
C23 Internal spaces are to be designed to satisfy the operational requirements of the particular land 

use whilst providing a safe and convenient working environment. 
 

 
 

Figure 2 - Site Configuration 
   

 
 

 
Note: If the site adjoins a residential use then the setback is required to be increased.  
 
Note: Landscaping not depicted on the figure. 
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Figure 3 - Site Configuration 
   

 
 

  
 
 

Design 
 

C24 The design of buildings and alterations and additions are to be flexible to cater for different future 
uses of the building by providing high ceilings and adaptable open planning for the ground and 
first floor.  
 

C25 Where non-residential development adjoins any land zoned for residential purposes or any 
premises used for residential purposes, the external walls abutting such development must be 
constructed in 230mm or 280mm cavity brickwork. Where such walls adjoin land zoned for 
residential purposes, construction must be in face brickwork.  
 

C26 New buildings and alterations and additions, within close proximity to residential uses are to be 
designed to minimise any adverse effects on the amenity of residential areas by way of 
overshadowing, overlooking, lighting, dust, noise or fumes. 
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Setbacks  

 
C27 Setbacks are to be in accordance with Table 1. 

 
Table 1 - Setbacks 

 

Boundary Landscaping 
Setback Building Setback 

Front 3m Merit (Min 6m and 
9m for large lots)  

Side  Nil to 3m Nil to 3m 

Side - adjoining 
a Residential 
Use 

3m 3m 

Rear  3m 3m 

Rear - small 
narrow sites 

Nil Nil 

Rear - adjoining 
a Residential 
Use 

3 m 3m 

 

Vehicle Access 
 

C28 No vehicles larger than a Medium Rigid Vehicle are permitted to access the Precinct.  
 

C29 For narrow or small lots, car parking requirements will be based on a merit assessment and may 
require a traffic assessment. Sites which are proposed to be redeveloped are required to provide 
car parking on site in accordance with Part 3A - Car Parking. 
 

C30 Visitor parking shall be located convenient to administration and office areas. 
 

C31 For narrow and small lots an area for delivery vehicle access/manoeuvring may be provided 
within the front setback in order to allow such vehicles to enter and leave in a forward direction 
provided the minimum landscape requirements are met (refer to Figure 4 and Table 1).  

 
C32 Where there is a cluster of narrow lots, access driveways should be paired so that adjacent 

properties locate driveways side by side (refer to Figure 5).  
 

C33 Truck movements are to be limited along the proposed pedestrian routes (refer to Figure 6) to 
accommodate and encourage pedestrian movement.  
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Figure 4 - Vehicle Access and Manoeuvring 
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Figure 5 - Vehicle Access and Landscaping 

 

 
  

 
 

 
Figure 6 - Pedestrian Routes within the Precinct 

 

 
 

Source: Botany South Industry Study, Architectus, 2003 
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Landscape 

  
C34 A Landscape Zone is to be provided adjacent to the front property boundary of no less than 3 

metres in width (refer to Table 1). The zone is to accommodate canopy trees to screen and soften 
buildings and shade parking areas, underplanted with screen planting/hedging up to 1.2 metres in 
height (refer to Figure 7). These areas are to be mass planted areas of screen or buffer 
landscaping using a layered planting design (refer to Part 3L - Landscaping and Councils 
Landscaping Technical Guidelines for Development Sites in Part 10 – Technical 
Guidelines). 
 

C35 Existing trees, including Council street trees and trees on neighbouring properties, are to be 
retained and adequate provision allowed for protection of the primary root zone and canopy when 
locating new buildings, driveways and parking areas (refer to Part 3F - Tree Management). 
 

C36 The side boundary returns within the front setback and forward of the building alignment must be 
landscaped (refer to Table 1) to integrate the setback landscaping with the buildings on the site. 
 

C37 For existing and new buildings, Council may require landscape improvement or enhancement of 
existing landscaping or the public domain through provision of: 

   
(i) Street trees; 
(ii) Planter tubs/pots; 
(iii) New paving; 
(iv) Street furniture; 
(v) A specific streetscape planting scheme; 
(vi) Maintenance of the existing streetscape, and 
(vii) Reinstatement of landscaping on site in accordance with a previously approved landscape 

plan. 
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Figure 7 - Treatment within the Landscape Zone 

 

 
 

 
Flooding 
 

C38 No structures shall be built over Sydney Water or Council stormwater drainage 
system/easements. 
 

C39 Any structure foundations of the development shall extend to at least 1m below the invert of 
the existing public stormwater drainage assets. 
 

C40 Finished floor levels of the habitable buildings/structures and non-habitable 
buildings/structures (including garage, ramps to the basement car parking area etc.) shall be 
minimum 500mm and 300mm above the 1 in 100 year flood level respectively. 
 

C41 Structures/filling shall not be placed within the flood extent unless suitably and adequate 
mitigation measures have been proposed and implemented. These measures will require 
approval from Council. 
 

C42 No structures/filling shall be allowed to obstruct the 1 in 100 year flood level. 
 

C43 Flood storage within the site shall be maintained before and after the development. 
 

C44 The boundary fence in the flood extent shall be open type fencing to allow unimpeded 
passage of overland floodwater. 

 
 



 
 

P a g e  | 18 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 
Storage Areas 

 
C45 Storage areas are encouraged to be located within the primary building.  

 
C46 Open storage areas visible from the public domain are prohibited.  

 
C47 Where materials are to be stored outside the primary building, the storage area’s are to be fully 

enclosed with solid fencing, surrounded by mature vegetation and location abutting the primary 
building.  
 

C48 Storage areas are not permitted adjacent or adjoining residential dwellings or zones (including the 
B4 Mixed Use Zone).  
 

C49 Open storage areas shall not compromise truck or vehicle manoeuvring and car park areas.  
 

C50 Ancillary buildings and storage shed are to be located behind setbacks and front buildings line 
and must be consistent with the design of the primary building to provide cohesion to the 
appearance of the development.  
 

C51 Details of proposed ancillary buildings, open storage, service areas, solid liquid waste storage 
and collection areas are to be provided with any Development Application.  

 
C52 All businesses are encouraged to include in their waste contracts provision for the collection and 

recycling of high grade and low grade office paper, batteries, equipment containing painted circuit 
boards, computers, florescent tubes, and other recyclable resources.   
 

C53 If more than 10m³ of uncompacted waste and recycling is likely to be generated per day, the 
central waste and recycling room is to be separated from the good receiving dock, and waste is to 
be collected in a compaction unit.  
 

C54 The following information must be provided at Development Application stage for outdoor storage 
areas: 
 
(i) Size of the outdoor storage area; 
(ii) Maximum storage height; 
(iii) Types of good, materials and equipment being stored outdoors; and  
(iv) Details of landscaping and screening structures. 
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Entrance Treatment 

 
C55 Entries to Business Parks and individual buildings shall be clearly visible and well signed posted 

for pedestrians and motorists (refer to Figure 8).  
 

C56 Architectural features are to be provided at ground level giving an entrance element to the 
building and addressing the primary street frontage.  
 

C57 All entrance treatments, such as directory boards must be located on private property, with 
appropriate positive covenants and restriction on the title to ensure the ongoing management and 
maintenance of such treatments. 

 
 

 
Figure 8 - Examples of Entrance Treatments 
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9B.4 B4 - Mixed Use Zone 
 
 

                                           Figure 9 - Areas within the B4 Zone 
       

 
 
9B 4.1   Desired Future Character  
 
The B4 zone within the Botany South Precinct is anticipated to develop into a high quality area of mixed uses 
featuring medium density housing, low impact commercial and business uses and creative industries. New 
works in the public domain will be required such as landscaping and pedestrian corridors to improve the 
amenity of the Precinct and encourage pedestrian movement and live/work opportunities.   
 
The redevelopment of this area is to provide a transition from non-residential to surrounding residential uses 
with the intention of buffering any adverse amenity issues created within the B7 zone. New residential uses 
within the B4 - Mixed Use zone need to ensure that through site layout and building design any impacts from 
the B7 zone are adequately mitigated.  
 
This Area is affected by 20 to 25 and 25 to 30 ANEF Contours and road traffic noise.  
 
The Mixed Use Zone area has three distinct areas (Areas 1, 2 and 3) with varying interfaces and Desired 
Future Characters.   
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9B.4.1.1 Area 1 - Botany Road 
 
Area 1 fronts Botany Road to the south, adjoins land within the B7 zone to the north and low density 
residential dwellings to the south. In Area 1 residential is not permitted at ground floor. The ground floor of 
development must contain a complementary non-residential use that is permissible within the B4 Zone. In this 
regard please refer to Clause 6.15 of the Botany Bay Local Environmental Plan 2013 and its Active Street 
Frontages Map. 
 
The compatibility of mixing certain uses together must be considered, in conjunction with the design of such 
development, to ensure acceptable amenity for different uses and to ensure that development provides a 
transition from the B7 zone to low scale residential uses.  
 
The Objectives and Controls for the Desired Future Character for Botany South Precinct: B4 Zone - Area 1 are 
as follows: 
 

Objectives 
 

O1 To encourage live/work opportunities; 
 

O2 To encourage improvements to the Public Domain;  
 

O3 To ameliorate conflicts on the interface between the non-residential and residential uses; 
 

O4 To encourage low scale mixed use development with residential at first floor and a range of 
compatible vibrant uses such as shops, professional offices, and studio/workshops at ground 
floor, which are not impacted by adjoining industrial and commercial uses and that do not impact 
on adjoining and adjacent residential amenity; 
 

O5 To ensure that proposed development is designed to minimise the impact of noise and vibration 
from uses with the B7 zone;   
 

O6 To retain existing trees both inside and outside the site and provide suitably proportioned areas of 
well designed landscaping on each development site; 
 

O7 To provide a buffer between residential and non-residential uses and zones in the form of building 
design and through high quality landscaping; 
 

O8 To create a focus for a wide variety of businesses that offer employees and visitors a lively and 
attractive environment, becoming more than just a ‘place of work’ but one that compliments and 
connects business activities with each other; 
 

O9 To promote and encourage a high design quality of buildings; 
 

O10 To provide a high level of pedestrian amenity and create a vibrant and safe precinct;  
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O11 To promote the amalgamation of small sites to deliver better quality development and adequate 

on-site parking;  
 

O12 To limit access points from Botany Road;  
 

O13 To encourage the provision of parking, vehicular access and servicing areas that provide a buffer 
between residential and non-residential uses and pleasant, safe and provide shared working 
environment; 
 

O14 To ensure the protection and viability of the Botany Local Centre and Banksmeadow 
Neighbourhood Centre;  
 

O15 To ensure the drainage of the Area is not detrimentally impacted and property is protected; 
 

O16 To ensure non residential development is sympathetic with the streetscape character and 
maintains the amenity of surrounding residential development; 

 
O17 To protect existing public stormwater drainage assets; and  

 
O18 To minimise impact of flooding to the developments, nature environment and built up areas. 

 
 

Controls  
 

General 
 

C1 The ground floor of development must contain complementary non-residential uses permissible in 
the B4 zone. Residential uses are only permitted at first floor and above. In this regard please 
refer to Clause 6.15 of the Botany Bay Local Environmental Plan 2013 and its Active Street 
Frontages Map. 
 

C2 The amenity of residential development shall not be impacted upon by non-residential uses. The 
following will be considered by Council: 
(i) Scale and size; 
(ii) Floorspace ratio; 
(iii) The size and number of vehicle movements; 
(iv) Noise; 
(v) Air and water pollution; 
(vi) Hours of operation; and  
(vii) Any other negative environmental impact. 

 
C3 Residential development must be designed so that it will not be detrimentally impacted by any 

non-residential uses in the vicinity.  
 
 
 



 
 

P a g e  | 23 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

C4 Residential alterations and additions must: 
 
(i) Improve the appearance of buildings; and 
(ii) Improve the interface and amenity with non-residential uses. 

 
C5 Development shall be designed and constructed in accordance with Australian Standard AS 2021 

(Acoustic Aircraft Noise Intrusion-Building Siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C6 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C7 All development that is in, or immediately adjacent to Botany Road must be designed in 
accordance with NSW Department of Planning ‘Development Near Rail Corridors and Busy 
Roads - Interim Guidelines, December 2008’.  

 
C8 Internal habitable rooms of dwellings within the B4 Mixed Use Zone which are affected by high 

levels of external noise are to be designed to achieve internal noise levels of 50dBA maximum. 
Development Applications which contain residential accommodation are to be accompanied by a 
noise assessment prepared by a qualified acoustic consultant addressing the following: 

i. address the noise requirements of the NSW Infrastructure SEPP in terms of road 
traffic noise; 

ii. address the requirements of Part 4A, 4B or 4C (Acoustic Privacy controls), depending 
on the type of residential accommodation proposed; 

iii. conduct detailed site attended audits during the day, evening and night periods to 
identify and assess noise from activities associated with the B7 Zone; 

iv. assess noise from ground activities including aircraft take-off's and landing's at 
Sydney Airport referenced to each floor of the proposed building; 

v. Where the height of the proposed development is higher than the existing height of 
the localised building stock (and the proposed development has a direct line of sight 
to the seaport) the acoustical assessment is to take into account noise from the 
operations of Port Botany; 

vi. confirm noise exposure levels for each floor of the proposed residential building;  
vii. and confirm building noise controls for internal noise levels to satisfy the 

recommended noise criteria. 
 

 
 
Amalgamation and Subdivision  

 
C9 Amalgamation of sites is encouraged to reduce the number of access points from Botany Road.  
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Change of Use 

 
C10 A change of use must not result in a significant impact on adjoining or nearby properties, in 

particular adjoining residential uses or on traffic movements within the locality.  
 

C11 A change of use must comply with the Desired Future Character of the area.  
 

C12 Where existing landscaping is below the standard identified in the DCP, the existing area of 
landscaping shall where possible be upgraded to the standard specified in the DCP (refer to Part 
3L - Landscaping). 

 
  

 
Building and Site Layout 

 
C13 New residential buildings shall be designed to accommodate and minimise any adverse 

effects on the amenity of residential areas by way of overlooking, lighting, dust, noise or fumes 
from adjoining uses. 
 
 

C14 Car parking, landscaping and non-residential uses are to be located at the rear of the property 
to provide buffer between the B4 and B7 zones (refer to Figure 10).  
 

C15 On small frontage sites, buildings may align to the rear and side boundary in all locations 
except where a residential use or zone adjoins. 

 
 
 

 
Figure 10 - Buffer between B4 and B7 Zones 
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Setbacks 
 

C16 Setbacks are to be in accordance with the Table 2. 
 

Table 2 - Setback in Area 1 
 

Boundary Landscaping 
Setback 

Building Setback 

Front  4m 7m 

Side  Nil to 1.5m Nil to 1.5m 

Side – adjoining a 
Residential Use/zone 

3m 3m 

Rear  Nil to 3m Nil to 3m 

Rear   - adjoining a 
Residential Use/zone 

3m 6m 

 
C17 Building setbacks must form a continuous and consistent alignment. 

 
Note: 

• Awnings and verandas along classified roads should be set back a minimum of 1.5 metres 
from the kerb; 

• Awnings and verandas along local roads that intersect with classified roads should be set 
back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres from the 
intersection with the classified road; and  

• At any signalised intersections (on local roads or classified roads), awnings and verandas 
should be set back a minimum of 1.5 metres from the kerb for a distance of up to 100 
metres from the signalised intersection. 

 
 

 
Parking and Vehicle Access 

 
C18 Access driveways should be paired so that adjacent properties locate driveways side by side to 

reduce the number of access points. 
 

C19 Any carparking spaces allocated for residential purposes are to be located at the rear of sites to 
provide a buffer from the B7 zone.  
 

C20 The provision of car parking must comply with Part 3A - Car Parking.  
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Flooding 

 
C21 No structures shall be built over Sydney Water or Council stormwater drainage 

system/easements. 
 

C22 Foundations of development shall extend to at least 1m below the invert of the existing public 
stormwater drainage assets. 
 

C23 Finished floor levels of the habitable buildings/structures and non-habitable buildings/structures 
(including garage, ramps to the basement car parking area etc.) shall be minimum 500mm and 
300mm above the 1 in 100 year flood level respectively. 
 

C24 Structures/filling shall not be placed within the floodways or overland flow paths unless suitable 
and adequate mitigation measures have been proposed and implemented. A flood study may be 
required to be lodged with the DA to support the mitigation measures. 
 

C25 No structures/filling shall be allowed to obstruct the 1 in 100 year flood level. 
 

C26 Flood storage within the site shall be maintained before and after the development. 
 

C27 The boundary fence in the flood extent shall be open type fencing to allow unimpeded passage of 
overland floodwater. 

 
 

  
Landscaping 

 
C28 A suitable area of dense landscape planting is required in the rear setback to provide a buffer 

between the B4 and B7 zones including landscaping of car park areas to achieve a high level of 
amenity which will screen the development from residential areas. Details of the proposed 
planting are to be provided on a landscape plan to be submitted with the Development 
Application. 
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Fences 

 
C29 Fences are not in encouraged within the Area as fencing is not a typical characteristic of the area. 

 
C30 If fences are required they shall be not higher than Table 3. 

 
Table 3 - Fence Height in Area 1 

 
Use Fence Height 

Residential  1 m 

Non- 
Residential  

1.5m (over 50% must be 
transparent) 

 

 
 

Residential Component  
 

C31 The residential component of development must comply with the relevant sections of Part 4 - 
Residential Development. 
 
Note: Part 4B.5.1 - Dwelling Mix, Room Size and Layout for Multi Dwelling Housing and Part 
4C.5.1 - Dwelling Mix, Room Size and Layout for Residential Flat Buildings. 

 
 

 
Mixed Use Development  

 
C32 The ground floor level of a mixed use development that relates to the active street frontage must 

be predominantly used for commercial uses or other street activating uses.  
 

C33 A Plan of Management (POM) may be required where non-residential uses are proposed within a 
mixed used development or in proximity of a residential land use. The Plan of Management 
(POM) is a written report which describes how the ongoing operation of non-residential uses will 
be managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
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(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Guidelines for staff for using the site facilities and equipments; 
(vii) Deliveries and loading/unloading; 
(viii) Managing customers or patrons; 
(ix) Security details; 
(x) Noise Impact Assessment; 
(xi) Shadow Analysis; 
(xii) Complaint recording and handling process; and 
(xiii) The review process to continuously improve the POM. 

 
C34 The traffic movements, hours of deliveries, use of parking areas and garbage collection must be 

managed through the POM where non-residential uses are close to residential premises. Where 
significant amounts of traffic are likely to be generated which could affect residential areas or 
residential zoned land, schedules of vehicle movements and their routes must be provided and 
may be regulated in conditions of consent. 
 

C35 Loading and unloading must not to detract from the amenity of nearby residential uses. Where 
loading and unloading movements are likely to affect residential areas or residentially zoned land, 
schedules of vehicle movements and their routes must be provided in the POM and may be 
regulated through conditions of consent. 
 

C36 New development is to be designed so that noise-producing activity is remote from the interface 
boundary. New manoeuvring areas and parking areas facing existing residential areas are not 
permitted due to noise resulting from such activities. 
 

C37 Site lighting for building security and staff safety must be directed so as to not cause annoyance 
to neighbours, residents or glare to passing motorists. 
 

C38 Walls of buildings adjacent to residential uses are to make use of non-reflective colours and 
materials to avoid glare on residential areas (especially balconies). The walls are to be treated to 
aesthetically as well as acoustically. Window placement and/or tall trees should be considered as 
ways to protect privacy, reduce noise and light pollution. 
 

C39 Where a site contains or adjoins a residential use or property, Council shall require the applicant 
to provide shadow diagrams prepared by a suitably qualified person. These shadow diagrams 
shall: 
 
(i) Show the shading effects of a proposal on adjoining residential properties or the public 

domain; 
(ii) Be based on a survey of the site and adjoining development; and 
(iii) Be prepared at 9.00 a.m, 12.00 noon and 3.00 p.m. at 21st June (winter solstice). 
 
 

C40 Where the windows of habitable rooms and the private open space of adjoining dwellings already 
receive sunlight, they shall receive a minimum of 2 hours of sunlight between 9.00 a.m. and 3.00 
p.m. during 21st June. 



 
 

P a g e  | 29 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 
Note: Council will refer a contentious Development Application or one that involves an extension 
to the trading hours of a licensed premises to a Resident Consultative Committee or where there 
have been a significant number of objections received as a result of exhibition and/or notification 
of the Application. Both the Applicant and the Objectors will be invited to attend. The purpose of 
the Committee is to address the issues raised by residents in an open forum. 
 

C41 Any commercial car parking must be conveniently located and identified.  
 

 
 
 
 



 
 

P a g e  | 30 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

9B.4.1.2  Area 2  
 
Area 2 contains land which adjoins both non-residential uses and low scale residential dwellings. It is 
anticipated that the Area will provide a transition between the uses. Any residential development within the 
Area must mitigate any potential impacts from the uses within the B7 zone and not detrimentally impact on any 
existing adjoining residential dwellings.  
 
The Objectives and Controls for the Desired Future Character for Botany South Precinct: B4 Zone - Area 2 are 
as follows: 
 

Objectives 
 

O1 To encourage live/work opportunities; 
 

O2 To ensure development encourages a mix of uses that co-exist and provide a transition from non-
residential uses to residential uses though development which emits low levels of noise, provides 
high level of privacy for residential and minimises operating hours;  
 

O3 To encourage improvements to the Public Domain;  
 

O4 To ameliorate land use conflicts on the interface between the non-residential and residential uses; 
 

O5 To ensure development is environmentally compatible and respects the non-residential and 
residential uses; 
 

O6 To ensure proposed development is designed to minimise the impact of noise and vibration from 
uses with the B7 zone;   
 

O7 To promote and encourage a high design quality of buildings; 
 

O8 To manage the transition in building use and scale from low-scale residential, multi use areas and 
business park uses; 
 

O9 To provide a high level of pedestrian amenity and create a vibrant and safe precinct;  
 

O10 To ensure that future development contributes to the creation of a high quality landscape 
environment in the Precinct;  
 

O11 To retain existing trees both inside and outside the site and provide suitably proportioned areas of 
well designed landscaping on each development site; 
 

O12 To ensure the protection and viability of the Botany Local Centre and Banksmeadow 
Neighborhood Centre;  
 

O13 To ensure the drainage of the Area is not detrimentally impacted and property is protected; 
 

O14 To maintain the scale of streets as incremental change occurs; and 
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O15 To ensure building setbacks achieve a comfortable street environment through the provision of 

sunlight, scale, sense of enclosure and landscaping.  
 

 

Controls  
 

General  
 

C1 The ground floor of development must contain complementary non-residential uses permissible in 
the B4 zone. Residential and live/work is encouraged at first floor and above. 
 

C2 Where development adjoins or is adjacent to residential uses the development must not 
detrimentally affect the amenity of residential uses by way of: 
 
(i) Scale and size; 
(ii) Floorspace; 
(iii) The size and number of vehicle movements; 
(iv) Noise; 
(v) Air and water pollution; 
(vi) Hours of operation; and  
(vii) Any other negative environmental impact. 
 

C3 Where residential development is proposed to adjoin the B7 zone, the proposed development 
must be designed and demonstrate that it will not be detrimentally impacted by any non-
residential uses in the vicinity.  
 

C4 Residential alterations and additions must: 
 
(i) Improve the appearance of buildings; and 
(ii) Improve the interface and amenity with non-residential uses. 

 
C5 Development shall be designed and constructed in accordance with Australian Standard AS 2021 

(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C6 The introduction of noise abatement measures to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C7 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’.  
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C8 Internal habitable rooms of dwellings within the B4 Mixed Use Zone which are affected by high 

levels of external noise are to be designed to achieve internal noise levels of 50dBA maximum. 
Development Applications which contain residential accommodation are to be accompanied by a 
noise assessment prepared by a qualified acoustic consultant addressing the following: 

i. address the noise requirements of the NSW Infrastructure SEPP in terms of road 
traffic noise; 

ii. address the requirements of Part 4A, 4B or 4C (Acoustic Privacy controls), depending 
on the type of residential accommodation proposed; 

iii. conduct detailed site attended audits during the day, evening and night periods to 
identify and assess noise from activities associated with the B7 Zone; 

iv. assess noise from ground activities including aircraft take-off's and landing's at 
Sydney Airport referenced to each floor of the proposed building; 

v. Where the height of the proposed development is higher than the existing height of 
the localised building stock (and the proposed development has a direct line of sight 
to the seaport) the acoustical assessment is to take into account noise from the 
operations of Port Botany; 

vi. confirm noise exposure levels for each floor of the proposed residential building;  
vii. and confirm building noise controls for internal noise levels to satisfy the 

recommended noise criteria. 
 
 

Building and Site Layout  
 

C9 New residential buildings which adjoin the B7 zone should be designed to accommodate and 
minimise any adverse effects on the amenity of residential areas by way of overlooking, lighting, 
dust, noise or fumes. 
 

C10 On small frontage sites, buildings may align to the rear and side boundary in all locations except 
where a residential use or zone adjoins.  
 

C11 Development shall avoid long blank walls facing the street and adjoining residential uses.  
 

C12 Floor space is to be distributed on the site to ensure the scale of the building reinforces the role of 
the street and buildings are arranged and aligned to create a pleasant working environment.  
 

C13 Site planning is to allow for the retention of significant trees and vegetation, particularly near the 
street frontage. 
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Setbacks  

 
C14 Setbacks are to be in accordance with the Table 4. 

 
Table 4 - Setbacks in Area 2 

 

Boundary Landscaping 
Setback Building Setback 

Front 3m Merit (Min 6m and 
9m for large lots)  

Side  1m to 1.5m 1m to 1.5m 

Side – adjoining 
a Residential 
Use 

3m 3m 

Rear  Nil to 3m Nil to 3m 

Rear * - 
adjoining a 
Residential Use 

3 m 3m 

 

 
    

Parking and Vehicular Access 
 

C15 For delivery vehicle access/manoeuvring on narrow and small lots in the area, car parking may be 
provided within the front setback in order to allow such vehicles to enter and leave in a forward 
direction (refer to Figure 11) provided minimum landscape requirements are met (refer to Table 
4). 

 
 
  



 
 

P a g e  | 34 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

    
Figure 11 - Vehicle Access and Manoeuvring within Area 2 

 

 
 
 

 
 

Storage Areas 
 

C16 Any open storage areas shall be effectively screened and shall harmonise with existing or 
proposed landscaping to prevent the storage area being viewed from a public road, nearby public 
reserve or adjoining residential property. Specific details of the materials to be stored external to 
the building shall be lodged with the Application.  
 

C17 Storage areas are not permitted to be located within the landscaped setbacks or areas. 
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Landscaping  

 
C18 A Landscape Zone is to be provided adjacent to the front property boundary of no less than 3 

metres in width (refer to Table 4). The zone is to accommodate canopy trees to screen and soften 
buildings and to shade parking areas, underplanted with screen planting/hedging up to 1.2 metres 
in height (refer to Figure 12). These areas are to be mass planted areas of screen or buffer 
landscaping using a layered planting design (refer to Part 3L - Landscaping and Council’s 
Landscaping Technical Guidelines for Development Sites). 

 
C19 Existing trees, including Council street trees and trees on neighbouring properties, are to be 

retained and adequate provision allowed for protection of the primary root zone and canopy when 
locating new buildings, driveways and parking areas (refer to Part 3F - Tree Management). 
 

C20 The side boundary returns within the front setback and forward of the building alignment must be 
landscaped (refer to Table 4) to integrate the setback landscaping with the buildings on the site. 
 

C21 For existing and new buildings, Council may require landscape improvement or enhancement of 
existing landscaping or the public domain through provision of: 

 
(i) Street trees; 
(ii) Planter tubs/pots; 
(iii) New paving; 
(iv) Street furniture; 
(v) A specific streetscape planting scheme; 
(vi) Maintenance of the existing streetscape, and 
(vii) Reinstatement of landscaping on site in accordance with a previously approved landscape 

plan. 
 

C22 For development adjoining the residential uses at the rear or side of a property, landscaping and 
car parking are to provide a buffer to achieve a high level of amenity. 
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Figure 12 - Treatment within the Landscape Zone 
 

 
 

Source: Botany South Industry Study, Architectus, 2003 
 

 
 

 
Fences 

 
C23 If fences are required they shall be not higher than Table 5. 

 
Table 5 - Fence Height in Area 2 

 
Use Fence Height 

Residential  1 m 

Non- 
Residential  

1.5m (over 50% must be 
transparent) 
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Dwelling Component  

 
C24 The residential component of development must comply with the relevant sections of Part 4 - 

Residential Development. 
 
Note: Part 4B.5.1 - Dwelling Mix, Room Size and Layout for Multi Dwelling Housing and Part 
4C.5.1 - Dwelling Mix, Room Size and Layout for Residential Flat Buildings. 

 
 

 
Mixed Use Development  

 
C25 The ground floor level of a mixed use development that relates to the active street frontage must 

be predominantly used for commercial uses or other street activating uses.  
 

C26 A Plan of Management (POM) may be required when an non-residential uses proposed within a 
mixed used development or in proximity of a residential land use. The Plan of Management 
(POM) is a written report which describes how the ongoing operation of industrial premises will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Guidelines for staff for using the site facilities and equipments; 
(vii) Deliveries and loading/unloading; 
(viii) Managing customers or patrons; 
(ix) Security details; 
(x) Noise Impact Assessment; 
(xi) Shadow Analysis; 
(xii) Complaint recording and handling process; and 
(xiii) The review process to continuously improve the POM. 

 
C27 The traffic movements, hours of deliveries, use of parking areas and garbage collection must be 

managed through the POM where non-residential uses are close to residential premises. Where 
significant amounts of traffic are likely to be generated which could affect residential areas or 
residential zoned land, schedules of vehicle movements and their routes must be provided and 
may be regulated in conditions of consent. 
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C28 Loading and unloading must not to detract from the amenity of nearby residential uses. Where 
loading and unloading movements are likely to affect residential areas or residentially zoned land, 
schedules of vehicle movements and their routes must be provided in the POM and may be 
regulated through conditions of consent. 
 

C29 New development is to be designed so that noise-producing activity is remote from the interface  
boundary. New manoeuvring areas and parking areas facing existing residential areas are not 
permitted due to noise resulting from such activities. 
 

C30 Site lighting for building security and staff safety must be directed so as to not cause annoyance 
to neighbours, residents or glare to passing motorists. 
 

C31 Walls of buildings adjacent to residential uses are to make use of non-reflective colours and 
materials to avoid glare on residential areas (especially balconies). The walls are to be treated to 
aesthetically as well as acoustically. Window placement and/or tall trees should be considered as 
ways to protect privacy, reduce noise and light pollution. 
 

C32 Where a site contains or adjoins a residential use or property, Council shall require the applicant 
to provide shadow diagrams prepared by a suitably qualified person. These shadow diagrams 
shall: 

 
(i) Show the shading effects of a proposal on adjoining residential properties or the public 

domain; 
(ii) Be based on a survey of the site and adjoining development; and 
(iii) Be prepared at 9.00 a.m, 12.00 noon and 3.00 p.m. at 21st June (winter solstice). 
 

C33 Where the windows of habitable rooms and the private open space of adjoining dwellings already 
receive sunlight, they shall receive a minimum of 2 hours of sunlight between 9.00 a.m. and 3.00 
p.m. during 21st June. 
 
Note: Council will refer a contentious Development Application or one that involves an extension 
to the trading hours of a licensed premises to a Resident Consultative Committee or where there 
have been a significant number of objections received as a result of exhibition and/or notification 
of the Application. Both the Applicant and the Objectors will be invited to attend. The purpose of 
the Committee is to address the issues raised by residents in an open forum. 
 

C34 Any commercial car parking must be conveniently located and identified.  
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9B.4.1.3  Area 3 - Aylesbury Street 
 
Area 3 - Aylesbury Street is at the northern tip of the Botany South Precinct. Area 3 will be encouraged to 
develop into a residential area which will include low scale live/work opportunites.  
 
The Objectives and Controls for the Desired Future Character for Botany South Precinct: B4 Zone - Area 3 are 
as follows: 
  

Objectives 
 

O1 To encourage residential development that co-exists and provides a transition from non-
residential uses to low scale residential and provides a safe and livable environment;  
 

O2 To encourage live/work opportunites which will emit low level of noise and minimises operating 
hours; 
 

O3 To encourage improvements to the Public Domain;  
 

O4 To ensure there is no land use conflicts on the interface between the non-residential and 
residential uses; 

 
O5 To ensure that future development contributes to the creation of a high quality landscape 

environment in the Precinct;  
 

O6 To retain existing trees both inside and outside the site and provide suitably proportioned areas of 
well designed landscaping on each development site; 
 

O7 To ensure proposed development is designed to minimise the impact of noise and vibration from 
uses with the B7 zone;   
 

O8 To promote and encourage a high design quality of buildings; and 
 

O9 To ensure the drainage of the Precinct is not detrimentally impacted and property is protected. 
 
 
 

 
 

Controls  
 

C1 Development in this area is to be for residential purposes. Live/work opportunities are encouraged 
that can co-exist with residential uses.  
 

C2 Development must comply with Part 4 - Residential Development.   
 



 
 

P a g e  | 40 

Part 9B - Botany South                                                                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

C3 Where development adjoins or is adjacent to residential uses the development must not 
detrimentally affect the amenity of residential uses by way of: 

 
 

(i) Scale and size; 
(ii) Floorspace ratio; 
(iii) The size and number of vehicle movements; 
(iv) Noise; 
(v) Air and water pollution; and  
(vi) Any other negative environmental impact. 
 

C4 Residential development shall be designed and demonstrate that it will not be detrimentally 
impacted by any non-residential uses in the adjoining B7 Zone. 
 

C5 Development shall be designed and constructed in accordance with Australian Standard AS 2021 
(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C6 The introduction of noise abatement measure to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
the character of an existing streetscape.  
 

C7 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’. 

 
C8 Internal habitable rooms of dwellings within the B4 Mixed Use Zone which are affected by high 

levels of external noise are to be designed to achieve internal noise levels of 50dBA maximum. 
Development Applications which contain residential accommodation are to be accompanied by a 
noise assessment prepared by a qualified acoustic consultant addressing the following: 

i. address the noise requirements of the NSW Infrastructure SEPP in terms of road 
traffic noise; 

ii. address the requirements of Part 4A, 4B or 4C (Acoustic Privacy controls), depending 
on the type of residential accommodation proposed; 

iii. conduct detailed site attended audits during the day, evening and night periods to 
identify and assess noise from activities associated with the B7 Zone; 

iv. assess noise from ground activities including aircraft take-off's and landing's at 
Sydney Airport referenced to each floor of the proposed building; 

v. Where the height of the proposed development is higher than the existing height of 
the localised building stock (and the proposed development has a direct line of sight 
to the seaport) the acoustical assessment is to take into account noise from the 
operations of Port Botany; 

vi. confirm noise exposure levels for each floor of the proposed residential building;  
vii. and confirm building noise controls for internal noise levels to satisfy the 

recommended noise criteria. 
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C9 A Plan of Management (POM) may be required when an non-residential uses proposed within a 

mixed used development or in proximity of a residential land use. The Plan of Management 
(POM) is a written report which describes how the ongoing operation of industrial premises will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
(v) Staffing details; 
(vi) Guidelines for staff for using the site facilities and equipments; 
(vii) Deliveries and loading/unloading; 
(viii) Managing customers or patrons; 
(ix) Security details; 
(x) Noise Impact Assessment 
(xi) Shadow Analysis 
(xii) Complaint recording and handling process; and 
(xiii) The review process to continuously improve the POM. 
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9C. 1  Introduction  
 
9C.1.1 Characteristics of the Precinct 
 
The Wilson-Pemberton St Precinct is 8.5 ha in area and is located in the southeast of the Botany Bay local 
government area.  It is strategically located 20km south of the Sydney CBD, 2km from Sydney Airport and 2 
km from Port Botany. It forms the eastern edge of an industrial area, which is characterised by a mixture of low 
rise, large and small-scale industrial units and warehouses. The aerials below illustrate the location and built 
character of the Precinct. 
 

Figure 1 - Location and Built Character of the Precinct 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
To the immediate north and east of the Precinct are one and two storey residential properties developed in the 
1950’s. Residential development extends to Stephen Road to the east, which forms a boundary to heavy 
industry in Banksmeadow. To the east is also the Banksmeadow Public School. To the west is the Botany 
South Precinct (refer to Part 9B - Botany South). 
 
Immediately to the south of the site are the Banksmeadow local shops, which form a distinct barrier between 
the Precinct and Botany Road. Located further south is the historic Sir Joseph Banks Park, a regional park 
running parallel to Foreshore Drive. From the park to the south are Port Botany, the shores of Botany Bay and 
Sydney Airport to the southwest. 
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The Precinct has had an industrial past with the dominate use in the 1940’s being agricultural uses (market 
gardens) in the north and wool scourers and tanneries in the south.  By the late 1950’s industrial uses were 
emerging as the most dominate occupier taking over the properties once utilised for market gardens. It was 
the excellent ground water supply in the area that attracted many of the industries to this area of Botany. By 
the 1970’s Bayer and a number of more noxious industries moved out. In recent years the Precinct has been 
used by various industries for general storage, warehousing, container storage, and manufacturing or is 
vacant land. 
 
There are no Heritage Items and items of potential heritage significance in the Precinct. 
 
The site is predominately flat with minimal changes in the elevation across the Precinct. There is a 5 metre fall 
across the Precinct from an AHD 9m at Warrana Street to AHD 4m at Botany Road. A slight ridge to the east 
along Stephens Road fringes the Precinct 
 
The Precinct is part of a low-lying area characterised by permeable sandy soils (Botany Sands). The 
groundwater for the Precinct is approximately 1.5 metre natural ground level, which is subject to seasonal and 
tidal ground water level fluctuations. Ground water levels are likely to impose constraints on basement parking 
and effective groundwater drainage to ground levels. Contaminated groundwater may be an issue, which may 
need to be managed. 
 
Given the long industrial history of the Precinct and associated uses there will be a need for future developers 
to investigate the soils and groundwater contamination before developing sites in the Precinct. 
 
Due to the industrial nature of the Precinct, the building pattern and existing road layout there is a poor level of 
east-west pedestrian accessibility in the Precinct. Large buildings and relatively few north-south streets 
impede pedestrian movements towards Botany Road and the Banksmeadow local shops. The pedestrian 
access across Botany Road is serviced by a zebra crossing, which is poorly located and considered unsafe.  
In the short term there will be improvements made to the zebra crossing, which will be replaced with new 
pedestrian signals on Botany Rd at a new location in the future. 
 
Existing cycle access is on street down Wilson Street and across the existing zebra crossing on Botany Rd as 
per Council’s Bike Plan. 
 
In summary the key characteristics of the Precinct (and as illustrated in Figure 2) are: 

 
 Residential scale of Wilson and Kurnell Streets with 1-2 storey housing. There is a poor relationship and 

amenity between the Precinct uses and the residential uses to the east and north; 
 industrial buildings to the west of the Precinct have various set backs, lots sizes and building footprints; 
 No public pedestrian access through the Precinct.  The large block sizes prevent pedestrian movements; 
 Drainage easement through the centre of the Precinct (east-west); 
 Predominately three large development parcels with smaller land holdings in the south east of the Precinct; 
 Poor connections and integration between the Precinct and adjoining land uses; 
 Rancom Street servicing only half of the businesses along Botany Road; 
 Limited carriageway along Pemberton Street creating conflict between parked cars and through traffic; 
 Poor pedestrian movement north-south and east-west; and 
 Poor connection and access from the Precinct to the Banksmeadow local shops and public transport. 
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Figure 2 - Key Characteristics of the Precinct 
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9C. 1.2 Land to which this Part Applies 
 
This Part applies to land bounded in red in Figure 2. The land is known as the Wilson-Pemberton Street 
Precinct. 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
 Part 2 - Notification and Advertising 
 Part 3 - General Provisions 
 Part 4 - Residential Zones 

Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 10 – Technical Guidelines 

 
Note: Development within the Precinct must comply with all other applicable Parts of the DCP. If there is a 
discrepancy between Part 9C and other Parts, the Vision Statement and Controls of Part 9C will always 
prevail. 
 
The land is zoned partly B4 Mixed use and R3 Medium Density Residential under the Botany Bay Local 
Environmental Plan 2013. 

9C. 1.3 Lodging a Development Application    

9C.1.3.1 General Requirements 
 
In developing the design for a development, the applicant should read the contents of this Plan and review the 
relevant planning documents that will affect the development. 
 
Applicants are encourage to make an appointment with a Council Development Assessment Officer to discuss 
the master plan and development proposal and issues relating to the site and the design, prior to preparing 
detailed drawings of the proposal or submitting a master plan and/or development application. 
 
Pre-DA meetings should be arranged with Council for larger developments to assist in highlighting potential 
issues at an early stage in the assessment process. 
 
Also refer to Council’s Development Application Guide for general details on the submission requirements of 
a Development Applicaton for this Precinct. 
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9C.1.3.2 Specific DA Requirements for the Pemberton-Wilson Street Precinct 
 
Council requires that the Development Application process be as follows: 
 

Development 
Application Requirements 

Site Suitability Study 
(Pre Stage 1 DA) 

Applicants are required to undertake an assessment on the suitability of the site 
for development (permissible within the zone of the site) before progressing to a 
master plan. 
 
This Study will address contamination issues in terms of Part 3K - 
Contamination. 
The study is to be submitted to Council before the master plan stage. 

Master Plan (Stage 1 
DA) 

A master plan is required where the site area of the development consists of 
more than 2,000m2 in area. 
 
A master plan is a document (consisting of written information, maps and 
diagrams) that broadly outlines the development proposal for a site. 
 
A master plan must be consistent with the planning framework, principles 
and development controls contained in this DCP. 
 
A master plan is to address, illustrate and explain, where appropriate, the 
following range of matters (but is not limited to them): 
 
 Design and planning principles; 
 Departure from planning principles and controls in LEP and DCP; 
 Phasing/staging of development; 
 Distribution of land uses, including public open space; 
 Subdivision pattern; 
 Building envelopes and built form controls, 
 Heritage conservation, including both Aboriginal and European heritage; 
 Infrastructure provision; 
 Remediation of the site; 
 Pedestrian, cycle and road access and circulation network, with particular 

regard to public transport servicing; 
 Parking provision; 
 Provision of public facilities; 
 Impact on, and improvements to, the public domain, including the immediate 
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Development 
Application Requirements 

environment and receiving waters; 
 Provision of open space, its function and landscaping; 
 Identification and conservation of native flora and fauna habitat on the site, 

including any threatened species populations or ecological communities; 
 The principles of ecologically sustainable development; 
 Management of stormwater quality and quantity; 
 The identification and assessment of the impacts and/or the relationship of 

the development on the community and existing services and facilities; and 
 Interface issues between different uses on a site, within a development, or on 

adjoining land. 
 
The Stage 1 DA will be publicly exhibited. 

Detailed Development 
(Stage 2 DA) 

This DA requires details of the approved master plan. 
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9C.2  Vision Statement   
 

The Wilson-Pemberton Street Precinct will be a predominately residential neighbourhood that integrates with 
the suburb of Botany and Banksmeadow. It will be a place where people can live, work and play in a safe and 
comfortable environment. 
 
The area will offer a diversity of housing types of a high design standard, and good quality communal open 
spaces and local public open spaces to meet the needs of the Botany Bay local community. The public open 
spaces will be places where residents can meet and interact with one another. 
 
Residents will have access to public transport along Botany Road, as well, as having good walking access 
through the Precinct to the historic Sir Joseph Banks Park and the Banksmeadow shopping village along 
Botany Road. The Precinct will encourage people to cycle and walk through the area by providing safe and 
well-presented streets and public open spaces. 
 
The Precinct will help to support and improve the Banksmeadow village shops along Botany Road by 
increasing the population who can use these services. 
 
Employment in the precinct will be maintained by providing the opportunity for new and emerging businesses 
along Pemberton Street. The businesses will be compatible with residential and provide residents with a buffer 
to the industry to the west. In addition, this strip of businesses will provide an opportunity for a live and work 
environment. 
 
The road and pedestrian system through the Precinct is intended to act as a structuring element that will 
integrate the development with the surrounding areas and the existing street network. New streets through the 
Precinct, the extension of Rancom Street to Pemberton Street and the widening of Pemberton Street will 
improve the overall transport management of the area ensuring residents and businesses better access to 
Botany Road and surrounds, as well as, servicing the businesses along Botany Road. A north-south off street 
cycle path from Kurnell Street through the Precinct is proposed which will provide safer cycle access for the 
community and will link into the wider regional cycle route in Botany. 
 
9C 2.1  Planning Framework 
 
The Planning Framework for the Precinct is illustrated in Figure 3. 
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Figure 3 - Planning Framework 
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9C.2.2  Planning Framework Principles  
 
The Precinct is zoned to permit predominately residential to the east, with a light industrial/commercial at 
ground and first floors and live work above in the west along Pemberton Street. 
 
The planning principles for the Precinct are: 
 
 

P1 To provide for adequate and legible vehicular, pedestrian and cycle circulation through and 
within the Precinct. 

 
 Pedestrian and cycle links are to be provided along new and existing streets and through public open 

spaces to improve circulation and provide breaks in built form. 
 To create an east-west street from Wilson St to Pemberton St, an extension of Rancom St and a 

north-south pedestrian and cycle route from Kurnell St to Rancom St. 
 As a minimum create pedestrian linkages in both the south and north of the Precinct from Pemberton 

St to Wilson St to improve permeability across the Precinct. 
 The road system is to be progressively implemented, as dedicated by landownership and 

development staging. 
 

 
 

P2 To provide high quality public open spaces which are accessible to new and existing 
residents. 

 
 To provide two public open spaces at a minimum of 3,000m² each in the Precinct; one to the north 

of New Street 1 and the other south of New Street 1. 
 All public open space provided must have a public road frontage. 
 The public open spaces must have good solar access and therefore adjoining development 

especially to the north must be designed to minimise overshadowing. 
 Developments within the vicinity of and/or adjoining the proposed public open spaces are to have 

strong through site connections to the public open space and should provide natural surveillance of 
the open space. 

 
 

 
P3 To achieve an integrated development and good quality design. 
 
 Developments in Wilson and Rancom Streets and in the vicinity of Kurnell Street are to be designed 

(with regard to height, setbacks, footprint, spacing and landscaping) to ensure a complementary and 
clear relationship to the existing scale and character of the streets. Housing should be of villa and 
terrace/townhouse style. 
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 Commercial/industrial development within ground and first floor levels and live/work above along 
Pemberton St will buffer the residential development from the industry to the west of Pemberton St. 

 The commercial/industrial development within ground and first floor levels and live/work above along 
Pemberton St will need to integrate seamlessly with the residential landuses in the Precinct. 

 Issues of solar access and overshadowing, visual privacy, ventilation and acoustic privacy need to 
be considered generally and in transition in land uses and heights. 

 The provision of on site car parking is not to dominate or detract from the appearance of the 
development and the streetscape. 

 Low scale/light industry and commercial uses within ground and first floor levels and live/work above 
located along Pemberton St, should have shared driveways, so that the number of driveways 
crossings Pemberton St is minimised. 

 All car access, parking and deliveries associated with development along Pemberton St should be 
from Pemberton St. 

 Landscaping in developments is to be provided as a screen, to assist in softening buildings and 
creating comfortable and useable open space areas. 

 Developments are to provide an adequate absorption area for stormwater and for deep root zones 
for tree planting. 

 
 

 
P4 To encourage a live and work environment in the west of the Precinct 

 
 Studio workshops are encouraged to provide a mixed residential and employment environment. The 

studio workshops are to provide adequate amenity, privacy and facilities for the occupants. 
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9C.3 Public Domain  
 
9C.3.1 Road, Pedestrian and Cycle Network  
 
Figure 4 illustrates the requirements for the road, pedestrian and cycle network. 
 

Figure 4 - Circulation Network 
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Objectives 
 

O1 To develop a road, pedestrian and cycle system to facilitate internal circulation and 
integration/connection with surrounding road, pedestrian and cycle networks; 
 

O2 To provide a movement system, which facilitates access to public open spaces, the local 
shopping facilities, public transport, and the local school; and 
 

O3 To encourage the location of new roads along the existing property boundaries wherever possible 
so as to minimise impacts to property owners. 

 
 

Controls 
 

Road Construction 
 

C1 All road widening, extensions and new public streets proposed are to be constructed and 
dedicated to Council free of any cost. Remediation of the site is to be in accordance with Part 3K 
- Contamination. 
 

C2 Road construction and widening is to be carried out in accordance with the AUS-SPEC’s 
standards. 
 

 
 

New Roads, Road Widening and Pedestrian Links  
 

C3 New roads, road widening and pedestrian links must be created and constructed in accordance 
with Tables 1 to Table 8.  
 

 
 

Footpaths  
 

C4 All footpaths are to be provided with kerb ramps at intersections, to facilitate access for the less 
mobile and disabled. 
 

 
 
Street Furniture 

 
C5 All street furniture including, bins, bollards, seating and drinking fountains, are to be coordinated 

throughout the Precinct and to Council’s City identity specification. 
 

C6 Street furniture should be located in a one-metre zone along the kerb line, that is, out of the main 
line of pedestrian traffic. 
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Street Signage 

 
C7 Street name signs as per Council’s Graphics Standard Manual are to be located at all street 

intersections. 
 

C8 Detail plans for the traffic control signage and line markings should be submitted to Council for 
approval.  All traffic signage and line marking must conform to the Australian Road Rule 1999 and 
the NSW Road Transport (Safety and Traffic Management) Regulation 1999. 

 
 
 

Street Lighting 
 

C9 Street lighting is to be coordinated and standardised throughout the precinct, with appropriate 
pedestrian lighting provided on the pedestrian and cycle routes. 
 

C10 Street lighting should be evenly spaced and meet the relevant requirements of AS/NZS1158 – 
Public Lighting Code. 

 
 

 
Undergrounding of Overhead Wires 

 
C11 All existing and new aboveground power lines and telecommunication cables are required to be 

located below ground. 
 

 



 
 

P a g e  | 16 

Part 9C – Wilson Pemberton Street Precinct                                      Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Table 1 - New Street 1 (Public Street) 
 
Role  New Street 1 will serve as the main east-west street within the Precinct. 

 New Street 1 will be a public street.  It will require dedication to Council from properties 
within the Precinct. 
 The street is to be developed with a distinctive character and landscaped treatment, with 

avenues of trees and is a central focus of the new residential development. 
 Traffic calming measures at Pemberton St and Wilson St intersections will discourage 

heavy vehicle movements and the street will carry car traffic only. 
Location The street will be located along the existing drainage easement (a width of 3.5m) 

traversing the Precinct. 
Road 
Reservation 

20 metres wide 

Carriageway 12.8 metres wide 
 

Footpath  Footpaths on both sides on the street - 1.5m wide footpaths and 2.1m wide verges. 
 Footpaths to be paved to Council specification. 

Street Tree To Council Specification. May include in-road planting. 
Traffic 
Capacity 

Two-way traffic (closed at Wilson Street) and designed to carry car traffic only. 
 

Parking Parking on both sides of street. 
Traffic 
Management 

Traffic management devices are to be incorporated in the design to discourage heavy 
vehicle traffic movements on this street. 
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Table 2 - New Street 2 (Private Street/Corridor) 
 

Role  New Street 2 will be the main north - south street/corridor within the Precinct and meet 
with the existing Kurnell St and Rancom St.  New Street 2 will be a private street. 
 This street will permit internal car access/circulation and will be closed from vehicular 

traffic at Rancom and Kurnell St.  The area closed at Rancom St and Kurnell St must be 
landscaped. 
 The street will have a strong landscaped amenity with avenues of street trees lining a 

dedicated shared cycleway and pedestrian path connecting to Kurnell and Rancom 
Streets 

Location Along the central north-south axis of the Precinct.  The exact location of the street/corridor 
will be determined in the master plan (as required by this Part of the DCP). 

Road 
Reservation 

18.2 metres wide 
The width & layout of this street/corridor may vary as a result of the master plan. 

Carriageway 11 metres wide 
The carriageway of this street may vary as a result of the master plan. 

Footpath  A shared cycleway/pedestrian path on one side of the street and footpath on the other 
side. 
 The required shared way must be a minimum of 3m wide.  The verge must be a 1.5m 

wide.  On the other side of the street a 1.2m footpath and 1.5m verge must be provided.  
A public right of way should be provided. 
 The footpath and shared way must be paved to Council specifications 

Street Tree To Council specifications. May include in-road planting. 

Traffic 
Capacity 

Road/corridor to be designed to carry car traffic only. 

Parking Parking on both sides of street. 

Important Note 
 

The master plan process outlined in this DCP will determine the exact location, width of 
the road and associated footpath and shared way. 

 
Table 3 - Rancom Street (Extension) 

 
Role  Rancom St is to be extended from Wilson St through to Pemberton St for the purposes of 

servicing existing commercial developments on Botany Road and future development 
within the Precinct.  It will also enable more efficient flow of traffic in the area. 
 The extension of Rancom St will be a public street.  It will require dedication to Council 

from properties within the Precinct. 
Location The extension of Rancom St is to be located at the rear of the existing properties fronting 

Botany Road. 
Road 
Reservation 

7.5 metres wide 

Carriageway 6 metres wide 
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Footpath  Footpath on the northern side of street – 1.2 metres wide. 
 Kerb and gutter on southern side of street – 0.3 metres wide 
 Footpath to be brushed concrete 

Traffic 
Capacity 

To carry car and delivery traffic. 

Parking There will be no parking permissible on this street. 
Important Note 
 

 7.5 metres is to be dedicated from the Pemberton-Wilson St Precinct. 
 Sydney Water owns an existing 225mm sewer main along the proposed route of the 

Rancom St extension.  Any development over/or adjacent to this main will need to 
comply with Sydney Water’s Guidelines for Building Over or Adjacent to Sydney Water’s 
Assets 
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Table 4 - Pemberton Street (Widening) 
 

Role  Pemberton St is to be developed as the main interface between the Precinct and the 
Botany South Precinct in the west (refer to Part 9B - Botany South). 
 Pemberton St is to be widened by 4 metres to create a road reserve of 20 metres. The 

road widening is to be taken from the existing road reserve in the east at a width of 4 
metre for the entire length of Pemberton St. 
 Driveways from Pemberton St are to be minimised and development is encouraged to 

share driveways. 
Location Forms the western boundary of the Precinct. 

 
Road 
Reservation 

20 metres 
Note:The existing 16m road width will be widened by 4m along the eastern side of 
Pemberton Street to achieve the required road reservation. 

Carriageway 12.8 metres 
Footpath  Footpaths on both sides on the street - 1.5m wide footpath and 2.1m wide verge. 

 To Council specifications 
Street Tree To Council specifications. May include in-road planting. 

 
Traffic 
Capacity 

Two-way traffic and designed to carry all standard vehicles. 
 

Parking Parking on both sides of street. 
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Table 5 - Wilson Street 
 

Role  Wilson Street is to be retained as a low density residential street, interspersed with one 
cross street (New Street 1) and two pedestrian links to Pemberton St to improve the 
permeability of development within the Precinct. 
 New Street 1 will be closed to vehicular traffic at Wilson Street. 
 The street is to retain its existing residential character and primarily serve local 

residential traffic requirements. 
 Driveways from developments within the Pemberton-Wilson St Precinct are to be 

minimised, with the development fronting Wilson St having access via a communal 
driveway. 

Location Forms the eastern boundary of the Precinct. 
Road 
Reservation 

15 metres 

Carriageway 10.2 metres (as existing) 
Footpath  Footpaths on both sides on the street. The eastern side of the street, which currently has 

a footpath will required no changes. On the western side of the street there will be a 
1.2m wide footpath and 1.2m wide verge. 
 To Council specifications 

Street Tree To Council’s specifications. May include in-road planting. 
 

Traffic 
capacity 

All standard vehicles. 

Parking Parking on both sides of street. 
 
 

Table 6 - Pedestrian Link : North of New Street 1 (Private) 
 

Role and 
Location 

 A pedestrian and cycle link is to be provided between Pemberton and Wilson Streets to 
facilitate internal circulation within the Precinct and access through the Precinct. It is to be 
located north of New Street 1 (generally in line with Salisbury St in the west). 
 The link is to be a public access link. 
 The link may be shared with a private driveway into the Precinct. 

Specification  3 metre wide, paved to Council specification. 
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Table 7 - Pedestrian Link: South of New Street 1 (Private) 
 

Role and 
Location 

 A pedestrian and cycle link is to be provided between Pemberton and Wilson Streets to 
facilitate internal circulation within the Precinct and access through the Precinct. It is to 
be located south of New Street 2 (generally in line with Wiggins Street). 
 The link is to be a public access link. 
 The link is to join and go through the public open space located in the southern section of 

the Precinct (south of New Street 1). 
 The link could be shared with a private driveway into the Precinct. 

Specification  3 metre wide, paved to Council’s specification.  
 
 

Table 8 - Lethen Lane (Private) 
 

Role and 
Location 

To link the Precinct to Botany Rd (the Banksmeadow shops, public transport and Sir 
Joseph Parks), a pedestrian and cycleway access will be provided in Lethen Lane.  Any 
development on this site should ensure that this access is provided (a public right of way). 

Specification  The shared way must be a minimum of 3 metre wide and have good natural surveillance. 
 Exact location, landscaping treatment and interface treatment with development will be 

provided in the master plan. 
Important Note There will be no vehicular access from Lethen Lane to Botany Rd. 
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9C.3.2 Public Open Space  
 

Private landowners will be required to provide public open recreational spaces upon redevelopment of their 
properties.  The general location of the public open spaces is indicated in the Precinct Planning Framework in 
Part 9C.2.1 - Planning Framework. 
 
The costs associated with the dedication of public open space within their development sites will be offset by: 
 
 Allowing the public open space to be utilised in the communal open space calculations for the site; 
 Ensuring that the public open space areas will be embellished from Section 94 Contributions funds; 

and 
 Allowing contributing land owners to pay reduced Section 94 Contributions for public open space. 

 

Objectives 
 

O1 Provide public open spaces, which are well connected to the circulation network; and  
 

O2 Provide an appropriate treatment and standard of public open spaces in the Precinct. 
 

 

Controls 
 

C1 The approval of development within the site shall, where required, will be conditional on the 
dedication of public open space to Council without cost. 
 

C2 The land to be provided as public open space is to be at ground level and unconstrained by roofs, 
building overhangs or underground parking, that is, they are to be ground deep natural soil zones. 
 

C3 The land to be dedicated for public open space if required, must be remediated in accordance 
with Part 3K - Contamination. 
 

C4 All furniture including, bins, bollards, seating, tables and drinking fountains, are to be to Council’s 
City identity specification. 
 

C5 Irrigation must be installed and must comply with AS/NZS 3500 National Plumbing and Drainage 
Set. 

 
C6 Public open space must be allocated, designed and constructed in accordance with Tables 9 and 

Table 10. 
 

C7 Detailed design is required to be lodged with the DA. 
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Table  9 - Public Open Space north of New Street 1 
 

Location and Size  The indicative location of this public open space is shown on the Precinct Planning 
Framework in Part 9C.2.1 – Planning Framework. 
 Must have a street frontage with Wilson St. Must be integrated and linked with the 

public pathways and cycleway in the Precinct. 
 The size of the proposed public open space will be a minimum of 3,000 m². 
 This public open space will be created from dedication of land arising from the 

redevelopment of sites in which they are located. 
 The deep soil requirement is 100% - no basement carparking is to be located under 

the public open space. 
Intent and 
Character 
 

 The public open space is to promote street life activity and provide a relaxation 
area. 
 The public open space should have good solar access, provide seating and 

playground equipment for young children (in accordance with the Australian 
Standard) with shading (shade cover or structure). There is a need to ensure that 
the overall design of the Precinct considers natural surveillance of the open space. 

Planting  The applicant must provide a Landscape Plan in the Stage 2 DA for the public open 
space, which illustrates the layout of open space, landscaping materials, paving, 
furniture, lighting and planting species. 
 Council requires that 70% of the planting in the public open space be native 

species. 
 All trees proposed shall be no less than 100 litre container size, minimum of 2.4m 

in height and with a calliper of 45mm at 300mm above ground level. 
 Applicants should consult with Council’s Landscaping Section prior to submitting 

the Stage 2 DA. 
Furniture  Fixed bench seating should be provided and confined to the edges of the public 

open space. Tables should also be considered in the design of the public open 
space. 
 Bins should be provided. 
 Bicycle racks should be provided. 
 All funiture to Council specification ONLY.  

Lighting  Design/fitting to Council’s specification.  
 Solar/LED lighting may be required. 
 Lighting should be adequately spaced and sited to allow the illumination of the 

public open space and paths at night, to ensure good visibility at night and increase 
safety. 
 The spacing of the lighting should be calculated based on light spill for the 

particular light unit selected. Up-lighting can also be used to highlight landscape 
features or design features (eg, trees or public art). 
 Lighting should not have an adverse impact on the amenity of the surrounding area 

through light overspill.  Lighting should comply with AS 4282:1997 – Control of the 
Obstructive Effects of Outdoor Lighting and Energy Australia requirements. 

Paving  Footpaths should be paved and wide enough for wheel chair and pram access. 
 The Landscape Plan to be provided by the applicant should specify paving details. 
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 Applicants should consult with Council’s Landscaping Section prior to submitting 
the Stage 2 DA. 

Public Artwork  Art works and water features (for example, sculpture, fencing design, plaques, 
mosaics, paving, fountains, metal stencilling and bollard design) are encouraged in 
this public open space. Public art themes may include the history of the area 
(example, market gardens and past industry), the local environment and ecosystem 
of Botany Bay, and fishing and water theme and everyday life. 

 
Table 10 - Public Open Space south of New Street 1 

 
Location and Size  The indicative location of this public open space is shown on the Precinct Planning 

Framework in Part 9C.2.1 - Planning Framework. 
 Must have street frontage to a public road.  Must be integrated and linked with the 

public pathways and cycleway in the Precinct. 
 The size of the proposed open space will be a minimum of 3,000 m². 
 This public open space will be created from dedication of land arising from the 

redevelopment of sites in which they are located. 
 The deep soil requirement is 100% - no basement carparking is to be located under 

the public open space. 
Intent/Character 
 

 This public open space will provide local open space for new residents and workers 
to relax and meet. It could also assist in improving the amenity of the shop top 
housing located on Botany Rd and facing north into the Precinct. 
 The public open space could be used to close New Street 2 and should integrate 

the north-south shared cycle and pedestrian path in the design of the open space. 
 A physical and visual link from the public open space to Botany Rd, through Lethen 

Lane is encouraged. 
 The public open space should have good solar access, provide seating and 

playground equipment for young children (in accordance with the Australian 
Standard) with shading (shade cover or structure). There is a need to ensure that 
the overall design of the Precinct considers natural surveillance of the open space 
 The public open space is to provide an area of dedicated public car parking off 

Rancom St for use by visitors to the Banksmeadow local Shops and public open 
space.  A minimum of 4 car spaces should be provided and should be integrated 
into the overall design of the public open space with adequate landscaping 
treatment. 

Planting  The applicant must provide a Landscape Plan in the Stage 2 DA for the public open 
space, which illustrates the layout of open space, car parking, landscaping 
materials, paving, furniture, lighting and planting species. 
 Council requires that 70% of the planting in the public open space be native 

species. 
 All trees proposed shall be no less than 100 litre container size, minimum of 2.4 m 

in height and with a calliper of 45mm at 300mm above ground level. 
 Applicants should consult with Council’s Landscaping Section prior to submitting 

the Stage 2 DA. 
Furniture  Fixed bench seating should be provided and confined to the edges of the public 

open space. Tables should also be considered in the design of the public open 
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space. 
 Bins should be provided. 
 Bicycle racks should be provided 
 All furniture to Council specification ONLY.  

Lighting  Design/fitting to Council specification.  
 Solar/LED lighting may be required.  
 Lighting should be adequately spaced and sited to allow the illumination of the 

public open space and paths at night, to ensure good visibility at night and increase 
safety. Good lighting needs to be provided in the car park area. 
 The spacing of the lighting should be calculated based on light spill for the 

particular light unit selected. Up lighting can also be used to highlight landscape or 
design features (eg, trees or public art). 
 Lighting should not have an adverse impact on the amenity of the surrounding area 

through light overspill. Lighting should comply with AS 4282:1997 – Control of the 
Obstructive Effects of Outdoor Lighting and Energy Australia requirements. 

Paving  Footpaths should be paved and wide enough for wheel chair and pram access. 
 The Landscape Plan to be provided by the applicant should specify paving details. 
 Applicants should consult with Council’s Landscaping Section prior to submitting 

the Stage 2 DA. 
Public Artwork  Art works and water features (for example, sculpture, fencing design, plaques, 

mosaics, paving, fountains, metal stencilling and bollard design) are encouraged in 
this public open space. Public art themes may include the history of the area 
(example, market gardens and past industry), the local environment and ecosystem 
of Botany Bay, and fishing and water theme and everyday life. 
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9C.4 R3 Medium Density Residential Zone 
 
This Part of the DCP applies to the area zoned R3 Medium Density Residential within the Precinct. 
 

Objectives 
 

O1 To encourage residential development that co-exists and provides a transition from non-
residential uses to low scale residential and provides a safe and livable environment;  
 

O2 To encourage improvements to the Public Domain;  
 

O3 To ensure there is no land use conflicts on the interface between the non-residential and 
residential uses; 

 
O4 To ensure that future development contributes to the creation of a high quality landscape 

environment in the Precinct;  
 

O5 To retain existing trees both inside and outside the site and provide suitably proportioned areas of 
well designed landscaping on each development site; 
 

O6 To ensure proposed development is designed to minimise the impact of noise and vibration from 
uses with the B7 zone;   
 

O7 To promote and encourage a high design quality of buildings; and 
 

O8 To ensure the drainage of the Precinct is not detrimentally impacted and property is protected. 
 

 

Controls  
 

C1 Development in this area is to be for residential purposes.  
 

C2 Development must comply with Part 4 - Residential Development.   
 

C3 Residential development shall be designed and demonstrate that it will not be detrimentally 
impacted by any non-residential uses in the adjoining B4 Mixed Use Zone. 

 
C4 Development shall be designed and constructed in accordance with Australian Standard AS 2021 

(Acoustic Aircraft Noise Intrusion-Building siting and Construction).  
 
Note: Details to be included in the Development Application. For further details in relation to 
Aircraft Noise refer to Part 3J - Development Affecting Operations at Sydney Airport.  
 

C5 The introduction of noise abatement measures to achieve compliance with current AS 2021 must 
be done in a manner that does not compromise the architectural design of a building or impact on 
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the character of an existing streetscape.  
 

C6 All development that is in, or immediately adjacent to, the rail corridor or a busy road must be 
designed in accordance with NSW Department of Planning ‘Development Near Rail Corridors 
and Busy Roads - Interim Guidelines, December 2008’. 

 
C7 Where the height of the proposed development is higher than the existing height of the localised 

building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes 
into account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 
 

 
 

Flooding 
 

C8 No structures shall be built over Sydney Water or Council stormwater drainage 
system/easements. 
 

C9 Foundations of development shall extend to at least 1m below the invert of the existing public 
stormwater drainage assets. 
 

C10 Finished floor levels of the habitable buildings/structures and non-habitable buildings/structures 
(including garage, ramps to the basement car parking area, etc.) shall be minimum 500mm and 
300mm above the 1 in 100 year flood level respectively. 
 

C11 Structures/filling shall not be placed within the floodways or overland flow paths unless suitable 
and adequate mitigation measures have been proposed and implemented. A flood study may be 
required to be lodged with the DA to support the mitigation measures. 
 

C12 No structures/filling shall be allowed to obstruct the 1 in 100 year flood level. 
 

C13 Flood storage within the site shall be maintained before and after the development. 
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9C.5 B4 Mixed Use Zone along Pemberton Street  
 
The B4 zone within the Wilson/Pemberton Street Precinct is anticipated to develop into a high quality area of 
mixed uses featuring medium density housing, low impact commercial and business uses and creative 
industries. New works in the public domain along Pemberton Street will be required such as landscaping and 
pedestrian pathways to improve the amenity of the Street and encourage pedestrian movement and live/work 
opportunities.   
 
The redevelopment of the B4 Zone is to provide a transition from non-residential in the B7 Zone in the Botany 
South Precinct to surrounding residential uses with the intention of buffering any adverse amenity issues 
created within the B7 zone.  
 
The Objectives and Controls for the Desired Future Character for the B4 Mixed Use Zone are as follows: 
 

Objectives 
 

O1 To encourage live/work opportunities; 
 

O2 To encourage improvements to the Public Domain;  
 

O3 To ameliorate conflicts on the interface between the non-residential and residential uses; 
 

O4 To encourage low scale mixed use development with residential at 2nd floor and a range of 
compatible vibrant uses such as shops, professional offices, and studio/workshops at ground floor 
and first floors, which are not impacted by adjoining industrial and commercial uses and that do 
not impact on adjoining and adjacent residential amenity; 
 

O5 To ensure that proposed development is designed to minimise the impact of noise and vibration 
from uses with the B7 zone;   
 

O6 To create a focus for a wide variety of businesses that offer employees and visitors a lively and 
attractive environment, becoming more than just a ‘place of work’ but one that compliments and 
connects business activities with each other; 
 

O7 To promote and encourage a high design quality of buildings; 
 

O8 To provide a high level of pedestrian amenity and create a vibrant and safe precinct;  
 

O9 To encourage the provision of parking, vehicular access and servicing areas that provide a buffer 
between residential and non-residential uses and pleasant, safe and provide shared working 
environment; 
 

O10 To ensure the protection and viability of the Botany Local Centre and Banksmeadow 
Neighbourhood Centre;  
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O11 To ensure non residential development is sympathetic with the streetscape character and 

maintains the amenity of surrounding residential development; 
 

O12 To protect existing public stormwater drainage assets; and  
 

O13 To minimise impact of flooding to the developments, nature environment and built up areas. 
 

 

Controls  
 

General 
 

C1 The ground and first floors of development must contain complementary non-residential uses 
permissible in the B4 zone. Residential uses are only permitted at 2nd floor and above. 
 

C2 Height and FSR are to comply with the provisions of the Botany Bay LEP 2013. 
 

C3 The amenity of residential development shall not be impacted upon by non-residential uses. The 
following will be considered by Council: 
(i) Scale and size; 
(ii) Floorspace ratio; 
(iii) The size and number of vehicle movements; 
(iv) Noise; 
(v) Air and water pollution; 
(vi) Hours of operation; and  
(vii) Any other negative environmental impact. 

 
C4 Residential development must be designed so that it will not be detrimentally impacted by any 

non-residential uses in the vicinity.  
 

C5 Internal habitable rooms of dwellings within the B4 Mixed Use Zone which are affected by high 
levels of external noise are to be designed to achieve internal noise levels of 50dBA maximum. 
Development Applications which contain residential accommodation are to be accompanied by a 
noise assessment prepared by a qualified acoustic consultant addressing the following: 

i. address the noise requirements of the NSW Infrastructure SEPP in terms of road 
traffic noise; 

ii. address the requirements of Part 4A, 4B or 4C (Acoustic Privacy controls), depending 
on the type of residential accommodation proposed; 

iii. conduct detailed site attended audits during the day, evening and night periods to 
identify and assess noise from activities associated with the B7 Zone; 

iv. assess noise from ground activities including aircraft take-off's and landing's at 
Sydney Airport referenced to each floor of the proposed building; 

v. Where the height of the proposed development is higher than the existing height of 
the localised building stock (and the proposed development has a direct line of sight 
to the seaport) the acoustical assessment is to take into account noise from the 
operations of Port Botany; 



 
 

P a g e  | 30 

Part 9C – Wilson Pemberton Street Precinct                                      Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

vi. confirm noise exposure levels for each floor of the proposed residential building;  
vii. and confirm building noise controls for internal noise levels to satisfy the 

recommended noise criteria. 
 

 
 
Amalgamation and Subdivision  

 
C6 Amalgamation of sites is encouraged to reduce the number of access points from Pemberton 

Street.  
 

 
 
Building and Site Layout 

 
C7 New buildings shall be designed to accommodate and minimise any adverse effects on the 

amenity of residential areas by way of overlooking, lighting, dust, noise or fumes from adjoining 
uses. 

 
Setbacks 

 
C8 Setbacks are to be in accordance with the Table 2. 

 
Table 2 - Setbacks 

 
Boundary Landscaping 

Setback 
Building Setback 

Front  4m 7m 

Side  Nil to 1.5m Nil to 1.5m 

Side – adjoining a 
Residential Use/zone 

3m 3m 

Rear  Nil to 3m Nil to 3m 

Rear   - adjoining a 
Residential Use/zone 

3m 6m 

 
C9 Building setback must form a continuous and consistent alignment. 

 
 

 
Parking and Vehicle Access 

 
C10 Access driveways should be paired so that adjacent properties locate driveways side by side to 

reduce the number of access points. 
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C11 Any carparking spaces allocated for residential purposes are to be located at the rear of sites to 

provide a buffer from the R3 zone.  
 

C12 The provision of car parking must comply with Part 3A - Car Parking.  
 

 
 

Flooding 
 

C13 No structures shall be built over Sydney Water or Council stormwater drainage 
system/easements. 
 

C14 Foundations of development shall extend to at least 1m below the invert of the existing public 
stormwater drainage assets. 
 

C15 Finished floor levels of the habitable buildings/structures and non-habitable buildings/structures 
(including garage, ramps to the basement car parking area etc.) shall be minimum 500mm and 
300mm above the 1 in 100 year flood level respectively. 
 
 

C16 Structures/filling shall not be placed within the floodways or overland flow paths unless suitable 
and adequate mitigation measures have been proposed and implemented. A flood study may be 
required to be lodged with the DA to support the mitigation measures. 
 

C17 No structures/filling shall be allowed to obstruct the 1 in 100 year flood level. 
 

C18 Flood storage within the site shall be maintained before and after the development. 
 

 
 
Landscaping 

 
C19 A 3 metres wide buffer strip of dense landscape planting is required in the rear setback to provide 

a buffer between the B4 and R3 zones including landscaping of car park areas to achieve a high 
level of amenity which will screen the development from residential areas. This area is to be mass 
planted with shrubs and canopy trees.  
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Fences 

 
C20 Fences are not in encouraged along Pemberton Street as fencing is not a typical characteristic of 

the area. 
 

C21 If fences are required they shall be not higher than Table 3. 
 
 

Table 3 - Fence Height in Area 1 
  

Use Fence Height 
Residential  1 m 

Non- 
Residential  

1.5m (over 50% must be 
transparent) 

 

 
 

Residential Development 
 

C22 Residential development must comply with the Part 4 - Residential Development. 
 
Note: Part 4B.5.1 - Dwelling Mix, Room Size and Layout for Multi Dwelling Housing and Part 
4C.5.1 - Dwelling Mix, Room Size and Layout for Residential Flat Buildings. 

 
 

 
Mixed Use Development  

 
C23 The ground floor level of a mixed use development that relates to the active street frontage must 

be predominantly used for commercial uses or other street activating uses.  
 

C24 A Plan of Management (POM) is required where non-residential uses are proposed within a 
mixed used development or in proximity of a residential land use. The Plan of Management 
(POM) is a written report which describes how the ongoing operation of industrial premises will be 
managed to reduce its impact upon the amenity of surrounding properties. 
 
The POM allows Council to exercise control over the ongoing operation of a premises by 
requiring, as a condition of consent, that the premises operate in accordance with the POM. A 
condition of consent may require that a POM be regularly revised and submitted to Council. 
 
The POM must provide all details relevant to the operation of the premises. As a minimum the 
following must be included: 

 
(i) Title; 
(ii) Objectives; 
(iii) Operational details; 
(iv) Hours of operation; 
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(v) Staffing details; 
(vi) Guidelines for staff for using the site facilities and equipments; 
(vii) Deliveries and loading/unloading; 
(viii) Managing customers or patrons; 
(ix) Security details; 
(x) Noise Impact Assessment; 
(xi) Shadow Analysis; 
(xii) Complaint recording and handling process; and 
(xiii) The review process to continuously improve the POM. 

 
C25 The traffic movements, hours of deliveries, use of parking areas and garbage collection must be 

managed through the POM where industrial and/or business park sites are close to residential 
premises. Where significant amounts of traffic are likely to be generated which could affect 
residential areas or residential zoned land, schedules of vehicle movements and their routes must 
be provided and may be regulated in conditions of consent. 
 

C26 Loading and unloading must not to detract from the amenity of nearby residential uses. Where 
loading and unloading movements are likely to affect residential areas or residentially zoned land, 
schedules of vehicle movements and their routes must be provided in the POM and may be 
regulated through conditions of consent. 
 

C27 New development is to be designed so that noise-producing activity is remote from the interface 
boundary. New manoeuvring areas and parking areas facing existing residential areas are not 
permitted due to noise resulting from such activities. 
 

C28 Site lighting for building security and staff safety must be directed so as to not cause annoyance 
to neighbours, residents or glare to passing motorists. 
 

C29 Walls of buildings adjacent to residential uses are to make use of non-reflective colours and 
materials to avoid glare on residential areas (especially balconies). The walls are to be treated to 
aesthetically as well as acoustically. Window placement and/or tall trees should be considered as 
ways to protect privacy, reduce noise and light pollution. 
 

C30 Where a site contains or adjoins a residential use or property, Council shall require the applicant 
to provide shadow diagrams prepared by a suitably qualified person. These shadow diagrams 
shall: 
 
(i) Show the shading effects of a proposal on adjoining residential properties or the public 

domain; 
(ii) Be based on a survey of the site and adjoining development; and 
(iii) Be prepared at 9.00 a.m, 12.00 noon and 3.00 p.m. at 21st June (winter solstice). 
 

C31 Where the windows of habitable rooms and the private open space of adjoining dwellings already 
receive sunlight, they shall receive a minimum of 2 hours of sunlight between 9.00 a.m. and 3.00 
p.m. during 21st June. 
 
Note: Council will refer a contentious Development Application or one that involves an extension 
to the trading hours of a licensed premises to a Resident Consultative Committee or where there 
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have been a significant number of objections received as a result of exhibition and/or notification 
of the Application. Both the Applicant and the Objectors will be invited to attend. The purpose of 
the Committee is to address the issues raised by residents in an open forum. 
 

C32 Any commercial car parking must be conveniently located and identified.  
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9D.1 Introduction 

9D.1.1 Background 
 
On the 24th November 2010 British American Tobacco Australia (BATA) informed the City of Botany Bay 
Council (Council) that it intended to reduce its manufacturing and corporate footprint on its site located at 
No.128 Bunnerong Road, Eastgardens. The reduction in manufacturing would allow 60% of the site or 10 
hectares to be redeveloped for retail, commercial, residential and open space purposes with the remaining 
40% of the site or 6.55 hectares to be redeveloped for a reduced industrial manufacturing purpose. 
 
In anticipation of this land use change Council considered the rezoning of the industrial land within its review of 
the Botany Bay Local Environmental Plan 2013 (BBLEP 2013). The BBLEP 2013 gazetted on the 21 June 
2013 outlines development standards applying to the land to guide future development on the site including 
land use zonings, floor space ratios and building heights.  
 
This Part should be read in conjunction with the BBLEP 2013 to identify development standards and controls 
to guide future development on the land to which this Part applies. 
 
A series of technical documents have also been prepared to support this DCP and the rezoning of the land. 
Reference to these technical documents have been made throughout this DCP and should be read in 
conjunction with this DCP as supporting documentation to Council’s planning instruments.  
 
Technical Reports include: 
 
 Site Surveys; 
 Indicative Masterplan prepared by Krikis Tayler Architects; 
 Phase 1 Contamination Assessment prepared by Douglas Partners dated August 2011; 
 Sampling Analysis Quality Plan prepared by Douglas Partners dated November 2011; 
 Contamination Review prepared by EnRisk dated February 2012 (Council’s Consultant); 
 Economic Assessment prepared by Hill PDA dated February 2012; 
 ESD Report prepared by Aurecon dated August 2011; 
 Geotechncial Report prepared by Douglas Partners dated October 2011; 
 Social Impact Assessment prepared by Hill PDA dated February 2012; 
 Flood Study Report prepared by Aurecon dated November 2011; 
 Stormwater Management and Flooding Report prepared by Aurecon dated October 2011; 
 Utility Services Infrastructure Report prepared by Aurecon dated August 2011; 
 Access, Transport & traffic Report prepared by CBHK dated March 2012; 
 Results of traffic modelling of scenarios prepared by PB dated March 2012;  
 Density Testing prepared by Olsson Architects and Associated dated 27th February 2012; and 
 Development Yields Schedules & Figures & response to Olsson Testing by Krikis Tayler Architects & 

JBA Planning. 
 
A Vision was prepared for the rezoning based on these documents. This DCP is based on that Vision.  
 



 
 

P a g e  | 6 

Part 9D – 130-150 Bunnerong Road, Eastgardens                                           Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Copies of the nominated technical reports are available from the Council’s website.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Note: 
 
Council will consider alternative development schemes under 
the Masterplan DA required in Part 9D.1.5 - Specific DA 
Requirements for the Site, however the technical reports 
listed in Part 9D.1.1 - Background will have to be redone. 
 
Council has also prepared Technical Guidelines for the 
redevelopment of the Site. The Technical Guidelines relate to 
civil work and stormwater management. Refer to Part 10 – 
Technical Guidelines. 
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9D.1.2  Land to Which this Part Applies 
 
This Part applies to land legally described as Lot 2 in DP.1187426, bounded by Bunnerong Road, Westfield 
Drive, Banks Avenue and Heffron Road (refer to Figure 1). This land is also known as No. 130-150 
Bunnerong Road, Pagewood. 
 
The land (bounded in black) is zoned B4 Mixed Use, R3 Medium Density Residential and IN1 General 
Industrial under the Botany Bay Local Environmental Plan 2013. The remainder of the site (Lot 1 in 
DP.1187426) is zoned IN1 General Industrial (refer to Part 6 – Employment Zones). 
 
This Part needs to be read in conjunction with: 
 

Part 1 - Introduction 
 Part 2 - Notification and Advertising 
 Part 3 - General Provisions 
 Part 4 - Residential Development 

Part 6 - Employment Zones 
Part 7 - Other Development Types and Land Uses 
Part 10 – Technical Guidelines 

 
Note: Development within Precinct must comply with the all other applicable Parts of the DCP, if there is a 
discrepancy between Part 9D and other Parts the Desired Future Character and Controls of Part 9D will 
always prevail.   
 

Figure 1 - Land to which this Part Applies 
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9D.1.3 Structure of this Part 
 
Preliminary 
This contains general information about the DCP, outlining its purpose, general aims and relationship to the 
Botany Bay Local Environmental Plan 2013 (BBLEP 2013).  
 
Vision Statement 
This contains the overall vision for the new residential precinct and business centre guiding its future form and 
function.  
 
Character Statements  
This provides desired future character statements for the individual urban blocks including objectives for the 
development of each urban block taking into consideration its context with the surrounding residential and 
business zones.  
 
General Controls - R3 Medium Density Residential Zone 
This includes the development controls and objectives that apply to development within the R3 Medium 
Density Residential Zone. The general controls focus on individual urban blocks to ensure acceptable built 
form outcomes within each development stage and clarity about the standard of design excellence expected. 
The objectives and controls provide guidance for the design of buildings to sit sympathetically with the 
surrounding urban built form. 
 
General Controls - B4 Mixed Use Zone 
This includes the development controls and objectives that apply to development within the B4 Mixed Use 
Zone. The general controls focus on the development of a mixed use urban centre with an aim to achieve a 
high standard of design excellence. The objectives and controls provide guidance for the design of buildings to 
sit sympathetically with the surrounding urban built form and provide a mix of compatible uses. 
 
General Controls 
This controls related to both the R3 Medium Density Residential Zone and the B4 Mixed Use Zone.  
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9D.1.4 General Objectives 
 
 

O1 To provide a high quality public domain framework with a variety of public open spaces, parks, 
and plazas; 
 

O2 To make provision for a network of pedestrian/ cycle paths with links to public transport and a 
hierarchy of local roads that provide accessibility through the site and connections with its 
surrounds; 
 

O3 To support a variety and interest in building heights and forms;  
 

O4 To ensure a mix of housing types and choices; 
 

O5 To provide for retail and commercial uses on the southern side of the site with potential for 
integration with the existing Eastgardens Shopping Centre; 
 

O6 To facilitate development that is respectful of existing site attributes and surrounding residential 
properties; 
 

O7 To ensure appropriate design and management of the interface between mixed use development 
and the remaining industrial area; and 
 

O8 To provide water management based on the principles of water sensitive urban design and 
ecological sustainability. 

 
 



 
 

P a g e  | 10 

Part 9D – 130-150 Bunnerong Road, Eastgardens                                           Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

9D.1.5 Specific DA Requirements for the Site 
 
Council requires that the Development Application process be as follows: 
 

Development Application Requirements 

Master Plan (Stage 1 DA)  A master plan is required for the site. 
A master plan is a document (consisting of written information, maps and 
diagrams) that broadly outlines the development proposal for a site. 

 A master plan must be consistent with the Vision and development 
controls contained in this Part of the DCP. 

 A master plan is to address, illustrate and explain, where appropriate, the 
following range of matters (but is not limited to them): 
 The provisions of the Botany Bay LEP 2013; 
 The Vision in Part 9D.2 - Vision Statement; 
 Land use options and development restrictions in Part 9D.5 - B4 - 

Mixed Use Zone;  
 Design and planning principles; 
 Phasing/staging of development, including proposed subdivision; 
 Distribution of land uses, including public open space (min 2.53 

hectares), roads, pedestrian links and cycle paths; 
 Building envelopes and built form controls, 
 Infrastructure provision, including parks and roads; 
 Remediation of the site; 
 Pedestrian, cycle and road access and circulation network, with 

particular regard to public transport servicing; 
 Impact on, and improvements to, the public domain, including the 

immediate environment and receiving waters; 
 The principles of ecologically sustainable development; 
 Management of stormwater quality and quantity; 
 The identification and assessment of the impacts and/or the relationship 

of the development on the community and existing services and 
facilities; and 

 Interface issues between different uses on a site, within a development, 
or on adjoining land. 

 The following information must be submitted:  
 On-street parking strategy; 
 Location of the cycleway path; 
 Location of pedestrian crossing(s) on East-West Boulevard; and  
 Details of the traffic surveys over the entire peak traffic periods (not just 

peak hour flows). 
Note: Location of pedestrian crossing(s) on East-West Boulevard are 
preferred near buss laybacks.  
 

Civil Works DA  This DA has to provide detailed drawings of all the civil works (roads and 
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Development Application Requirements 
public open spaces, utilities etc) approved under the Masterplan and to 
indicate the staging of such works. 

 Details are to be included (but not limited to) the following: 
 Civil work design; 
 Road design controls; 
 Road drainage design, including underground road drainage systems; 
 Stormwater management, floodway and overland flow paths; and 
 Finished floor levels, etc. 
 

Note: Refer to Part 10 - Technical Guidelines for the Technical Guidelines 
for the 130-150 Bunnerong Road, Eastgardens for further details.  

 
Detailed Development 
DAs for each stage 
identified in the 
Masterplan DA approval 

 This DA requires details of the approved master plan at each stage. 
 Applicants must submit a traffic report with every development application 

stating the traffic network and possible bus priority improvements to be 
achieved within the development application including any land dedication 
and network / bus priority upgrades as required by Roads and Maritime 
Services, Transport for NSW and Council. 
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9D.2 Vison Statement 
 
The vision for the land to which this DCP applies is the creation of a new vibrant mixed use community with a 
high level of amenity and quality public domain.  This will be achieved through the development of a mix of 
residential, retail, and commercial uses and public open spaces based on the principles of ecologically 
sustainable development and good urban design.  
 
The redevelopment of the Site also provides a unique opportunity for the extension of the Light Rail Project 
into the suburb of Eastgardens. The Light Rail project has a current terminus at Kingsford. Extending the line 
another 2.4 km to the Site will benefit both the Light Rail Project and the existing and future residents of 
Botany Bay LGA. Terminating the light rail at the Site would provide the opportunity to build a high quality 
transport oriented development at the site. The site could also provide space for the stabling for the light rail 
rolling stock which is a critical challenge for the project. The stabling could even be integrated into the 
development, with apartments built above it. 
 
Council wants to work with the purchaser of the Site and the State Government to take advantage of this 
opportunity. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figur
e 2 – Artist's Impression of the Redevelopment of the Site 

 
(Source: The New Eastgardens Masterplan – JBA Planning and Krikis Tayler Architects) 

http://www.botanybay.nsw.gov.au/images/stories/pdf/cityplanning/Public%20Exhibition%20-%20Draft%20BBLEP%202012/BATA/Appendix_L_Indicative_Masterplan.pdf
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9D.2.1 Land Use 
 
Introduction 
 
This Part of the DCP addresses the land use options permitted with development consent within the Botany 
Bay Local Environmental Plan 2013 and Council’s vision for future development of the site to achieve the 
objectives of good urban design outcomes. This DCP focuses on the R3 Medium Density Development and 
B4 Mixed Use development opportunities.  
 
Residential  
 
The land to which this DCP applies will create an opportunity for additional dwellings and residents within the 
Botany Bay local government area. Identifying appropriate land use and urban design principles is therefore 
important to ensure the new residential character created by the redevelopment of the land to which this DCP 
applies fits in with the existing local context and adds to the vibrancy of the area.  

 
The residential areas will scale in building height and density from Heffron Road presenting 3 storeys and an 
FSR of 1.4:1 through to the southern end of the site allowing a building height of 14 storeys and an FSR of 3:1 
adjoining Westfield Eastgardens. This changing scale of residential density needs to be address through urban 
design provisions to ensure the scale and density of housing fits with the local character and presents a 
cohesive density of the development supported by infrastructure designed within the new Eastgardens 
Precinct.  
 
The maximum FSR for the R3 zone is 1:1 under the BBLEP 2013. 
 
Mixed Use - Retail/Commercial 
 
The retail and commercial precinct located at the southern end of the site within the B4 Mixed Use zone will 
allow for retail and commercial uses to potentially integrate with Westfield Eastgardens and present an open 
town centre and civic plaza. The new commercial/retail centre will allow up to 5,000m² of retail space to 
support the increased residential population. The retail area will allow for small and medium scale retail 
opportunities including banks, post offices, hairdressers, small scale supermarkets, convenience stores and 
cafes and restaurants opening on to the civic town square. Office and Business Premises are also permitted in 
the B4 Mixed Use Zone and are encouraged within this precinct. 
 
The maximum FSR for the B4 zone is 3:1 under the BBLEP 2013. 
 
Note: A retail area higher than 5,000m² may require the acquisition of adjoining land for intersection upgrades. 
Please contact Council for further information. 
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9D.2.2 Open Space and Circulation 
 
To support the increased residential and workforce population the land will include a new street hierarchy 
including local streets (civic avenue) and main through links (east-west boulevard). These links will be 
bounded by open spaces including civic avenue park as the main active recreation area adjoining the town 
centre and local pocket parks at the end of local streets adjoining Heffron Road. Dedicated pedestrian links will 
also promote pedestrian access through the new precinct to public transport and retail/commercial activities 
specifically along the B4 Mixed Use boundary with Civic Avenue.  
 
Developers will be responsible for the carrying out of the proposed public domain works on their sites, and in 
some cases in adjacent streets. Controls have been provided for the desired future character of the public 
open space, development of stormwater systems and new streets within the town centre. These controls were 
prepared in response to the technical reports listed in 9D.1.1. 
 
Industrial  
 
British American Tobacco Australasia (BATA) will be reducing their operations to a 6 hectare north eastern 
corner of the existing site adjoin Heffron Road and Bunnerong Road. This reduction in their industrial 
manufacturing operations does not form part of Part 9D however treatment of the interface between the new 
Precinct and the reduced industrial operations will need to be addressed (refer to Part 6 - Employment 
Zones). 
 

9D.2.3 Street Layout and Access 
 
The traffic and access plan for the site illustrated in Figure 3 has been incorporated into the Access, Transport 
& Traffic Report prepared by CBHK dated March 2012 and Supplementary Traffic Modeling Report prepared 
by PB dated March 2012. 
 
Tables 1 to 8 (following) provide the provisions for the street layout and access for each street – existing and 
proposed – within the Precinct. 
 
Note: 

• An investigation is required to determine whether Council’s existing off-street parking rates will affect 
the traffic generation used in the modeling. If so, new off-street parking rates may be required to be 
proposed and justified for Council to review.  

• Typical cross-section sketch are required to show the widths of the roads are sufficient to 
accommodate the carriageway (cul-de-sac, parking and trough traffic lane), road verge (footpath, 
cycleway etc), medium strip and indented bus bays.  

• Heavy vehicle access to the existing factory shall be restricted only from Bunnerong Road entry to 
East-West Boulevard (not permitted access to Heffron Road) and not west of the factory heavy vehicle 
access point. 

• The PB modeling (listed in Part 9D.1.1) shows that the level of service will generally have range 
between D and F for the west approach will affect the intersection performance access to Civic Avenue 
and Westfield Drive. This appears not satisfactory especially to a new intersection. Further 
investigation will be required (such as the provision of an additional traffic lane).  
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Figure 3 - Circulation and Access through the Precinct 
 

 
 
 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 
Table 1 – East-West Boulevard 

 
Role  East-West Boulevard will serve as the main east-west corridor within the Site to 

accommodate cyclists, pedestrians, passenger vehicles and buses traffic between 
Bunnerong Road and Banks Avenue  

 East-West Boulevard will be a public street and require dedication to Council prior to 
detailed developments for each stage identified in Master Plan DA approval. 

 The street will be designed to ensure safety of pedestrians and provide an attractive 
northern edge to the Central Park 

 Bus stops and indented bus bays will be provided on both sides of East-West 
Boulevard 

 The street is to be developed with a distinctive character and landscaped treatment, 
with avenues of trees and is a central focus of the new residential development. 

Location  The street will be located in the mid-block of the site . 
Road 
Reservation 

 25 metres wide. 
Note: Subject to RMS requirements, the width of road reserve may require to be widened 
east of the vehicle access to “BATA Make Pack Sites” (which zoned as IN1 General 
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Industrial) to accommodate dedicated right-turn bay to the site.  
Carriageway  6 metres wide in each direction, consisting a single travel lane and a parking lane 

 1 metre wide median 
 Indented bus bay on each side of the street 
 Integrated kerb and gutter on both sides of the street 

Footpath  A shared cyclist / pedestrian path (minimum 3m wide) on southern side of the street 
and footpath (minimum 1.5m wide) on the northern side. 

 The shared cyclist / pedestrian path and footpath shall be paved to Council’s 
Landscape Architect’s requirements 

 The design of cyclist / pedestrian path and footpath can be varied as a result of the 
master plan. 

Street Tree  Contact Council’s Landscape Architect for details.  
Traffic 
Capacity 

 Two-way traffic 
 Designed to carry light vehicle traffic only for the section west of vehicle access to 

“BATA Make Pack Sites” (which zoned as IN1 General Industrial). 
Parking  Parking on both sides of the street 
Traffic 
Management 

 Pedestrian/cyclist crossing facilities shall be incorporated in the design of the following 
intersections:  
 East-West Boulevard and North-South Street 
 East-West Boulevard and Bunnerong Road 
 East-West Boulevard and Banks Avenue 

 Traffic management devices shall be incorporated in the design to discourage heavy 
vehicle traffic movements west of vehicle access to “BATA Make Pack Sites” (which 
zoned as IN1 General Industrial). 
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Table 2 – Civic Avenue 
 

Role  Civic Avenue will be the major entry to the mixed use precinct, providing a wide and 
well landscaped avenue, accommodating passenger vehicle and taxi drop-offs to the 
ground level retail frontages 

 Civic Avenue will be a public street and require dedication to Council prior to detailed 
developments for each stage identified in Master Plan DA approval. 

 Traffic on Civic Avenue will be calmed and pedestrians will be benefit from wide 
footpaths, continuous awnings and crossings to gain easy access to the Central Park. 

 Civic Avenue shall be designed as a shared zone with pedestrians. 
 Civic Avenue will be limited to drop off and pick up only for the commercial and retail 

component and may also include any residential basement car parking access points.   
Location  South of Central Park and north of Urban Block 5 

Road 
Reservation 

 25 metres wide 

Carriageway  8.5 metres wide (one-way), consisting a single westbound travel lane and two parking 
lanes 

 The width of carriageway may vary as a result of the master plan. 
Footpath  Full width footpath on both sides of the street, with paving to Council’s Landscape 

Architect’s requirements 
 The design of footpath can be varied as a result of the master plan. 

Street Tree  Contact Council’s Landscape Architect for details. 

Traffic 
Capacity 

 One-way westbound movement to accommodate passenger vehicle and taxi drop-offs 
to the ground level retail frontages 

Parking  Parking on both sides of the street 

Traffic 
Management 

 Traffic management devices shall be incorporated in the design to ensure traffic on 
Civic Avenue will be calmed and pedestrians will be benefit from wide footpaths, 
continuous awnings and crossings to gain easy access to the Central Park. 

 Civic Avenue is closed to traffic at its eastern and western ends, to maintain a traffic 
calmed central section, and to provide pedestrian amenity at both ends of the Avenue 

Important Note 
 

 The master plan process outlined in this DCP will determine the exact location, width of 
carriageway and associated footpath. 
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Table 3 – North-South Street 1 (East of Urban Block 1, 2 and 3) 
 

Role  North-South Street 1 will serve as a road link from East-West Boulevard to Urban Block 
1, 2 and the western end of Civic Avenue 

 North-South Street 1 will be a public street and require dedication to Council prior to 
detailed developments for each stage identified in Master Plan DA approval. 

 The street will have a residential character in terms of having wide, well landscaped 
verges on either side of the carriageway. 

 The section north of East-West Boulevard will have densely planted verge between the 
street and the industrial land to the east in order to provide a visual buffer between the 
different land uses. 

Location  East of Urban Block 1, 2 and 3 and west of the industrial land and Central Park.  The 
exact location of the street/corridor will be determined in the master plan (as required 
by this Part of the DCP). 

Road 
Reservation 

 20 metres wide. 

Carriageway  North of East-West Boulevard. 
 6 metres wide in each direction, consisting a single travel lane and a parking lane. 
 Cul-de-sac at the northern end of the street. 

 South of East-West Boulevard. 
 8.5 metres wide, consisting a single northbound travel lane and two parking lanes. 

Footpath  A shared cyclist / pedestrian path (minimum 3m wide) on eastern side of the street and 
footpath (minimum 1.5m wide) on the northern side. 

 The shared cyclist / pedestrian path and footpath shall be paved to Council’s 
Landscape Architect’s requirements 

 The design of cyclist / pedestrian path and footpath can be varied as a result of the 
master plan. 

Street Tree  Street tree planting in the western verge is to be complemented by additional planting in 
the landscaped front setbacks to apartment buildings and row housing in the residential 
precincts to the west. 

Traffic 
Capacity 

 North of East-West Boulevard. 
 Two-way traffic. 
 Closed at northern end of the street. 

 South of East-West Boulevard. 
 One-way single northbound traffic lane carrying car traffic only. 

 Designed to carry car traffic only. 
Parking  Parking on both sides of the street 
Important Note 

 
 For the section south of East-West Boulevard, the master plan process outlined in this 

DCP will determine the exact location, width of carriageway and associated footpath. 
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Table 4 - North-South Street 2 (West of Urban Block 4) 
 

Role  North-South Street 2 will serve as a road link between East-West Boulevard and the 
eastern end of Civic Avenue 

 North-South Street 2 will be a public street and require dedication to Council prior to 
detailed developments for each stage identified in Master Plan DA approval. 

 The street will have residential character in terms of having wide, well landscaped 
verges on either side of the carriageway. 

Location  West of Urban Block 4 and east of Central Park.  The exact location of the 
street/corridor will be determined in the master plan (as required by this Part of the 
DCP). 

Road 
Reservation 

 20 metres. 

Carriageway  8.5 metres wide, consisting a single southbound travel lane and two parking lanes 
Footpath  Full width footpath on both sides of the street, with paving to Council’s Landscape 

Architect’s requirements 
 The design of footpath can be varied as a result of the master plan. 

Street Tree  Contact Council’s Landscape Architect for details. 
Traffic 
Capacity 

 One-way single southbound travel lane, carrying car traffic only 

Parking  Parking on both sides of the street 
Important Note 
 

 The master plan process outlined in this DCP will determine the exact location, width of 
carriageway and associated footpath. 
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Table 5 – Local Street 1 (south of Urban Block 1) 
 

Role  A local street connecting North-South Street 1 to Banks Avenue to improve the 
permeability of development. 

 The street will be a public street and require dedication to Council prior to detailed 
developments for each stage identified in Master Plan DA approval. 

 The street will provide alternative link for car access to banks Avenue from Urban Block 
1 and 2. 

 The street will have a strong landscaped amenity with avenues of street trees lining a 
pedestrian path connecting Banks Avenue and North-South Street. 

 Vehicle access points of the developments on the street are to be minimised. 
Location  South of Urban Block 1 and north of Urban Block 2. 
Road 
Reservation 

 15 metres. 

Carriageway  5.5 metres wide in each direction, consisting a single travel lane and a parking lane. 
Footpath  Minimum 1.5m wide footpath on both sides of the street, with paving to Council’s 

Landscape Architect’s requirements. 
 The design of footpath can be varied as a result of the master plan. 

Street Tree  Contact Council’s Landscape Architect for details. 
Traffic 
capacity 

 Two-way single travel lane, carrying car traffic only. 

Parking  Parking on both sides of street. 
Traffic 
Management 

 Traffic management devices shall be incorporated in the design at its intersection with 
Banks Avenue to ensure the street is used for local traffic only. 

Important Note 
 

 The master plan process outlined in this DCP will determine the exact location, width of 
carriageway and associated footpath. 

 
 

Table 6 – Banks Avenue and Heffron Road 
 

Role   Banks Avenue and Heffron Road will retain its existing residential character and primarily 
serve local residential traffic requirements. 

 A public pedestrian and cycle link is to be provided between Heffron Road and North-
South Street 1 to facilitate pedestrians and cyclists access through the site 

Footpath 
Specification 

 Heffron Road: 
 A shared cyclist / pedestrian path (minimum 3m wide) from the intersection of Banks 

Avenue/Heffron Road to the public pedestrian and cycle link connecting to North-
South Street 1. 

 Banks Avenue frontage of the site: 
 Full width footpath along entire Banks Avenue frontage of the site, with paving to 

Council’s Landscape Architect’s requirements. 
 The design of cyclist / pedestrian path and footpath can be varied as a result of the 

master plan. 
Street Tree  Contact Council’s Landscape Architect for details. 
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Important 
Note 

 No direct vehicle access points from the Site to these streets will be permitted 
(except at the intersection of Banks Avenue/East-West Boulevard and Banks Avenue/ 
Local Street 1). 

 
 

Table 7 – Westfield Drive 
 

Role   Westfield Drive will be served as only service vehicular access and passenger vehicle 
parking for all retail and commercial component of the B4 Mixed Use Urban Block of 
site 

 Facilitate and activate pedestrian and/or possible vehicular link over Westfield Drive 
and B4 Mixed Use zone of the  site with Eastgardens Westfield Shopping Centre. 

Footpath 
Specification 

 Full width footpath along Westfield Drive frontage of the site 
 The design footpath will be subject to Council’s Landscape Architect’s requirements. 

Traffic 
Management 

 Pedestrian/cyclist crossing facilities shall be incorporated in the design of the following 
intersections:  
 East-West Boulevard and North-South Street 
 East-West Boulevard and Bunnerong Road 
 East-West Boulevard and Banks Avenue 

 Traffic management devices shall be incorporated in the design to provide 
Pedestrian/cyclist crossing facilities over Westfield Drive to Eastgardens Westfield 
Shopping Centre. 

 
 

Table 8 – Bunnerong Road 
 

Role   Bunnerong Road will remain its regional arterial function in road network. 
 Vehicle access points from the Site to Bunnerong Road are not permitted (except at the 

intersection of Bunnerong Road/East-West Boulevard) 
 A public pedestrian link is to be provided at the eastern end of Civic Avenue to 

Bunnerong Road 
Footpath 
Specification 

 Full width footpath along Bunnerong Road frontage of the site from south of East-West 
Boulevard to the bus terminal at Eastgardens Westfield Shopping Centre 

 The design footpath will be subject to Council’s Landscape Architect’s requirements. 
Street Tree  Contact Council’s Landscape Architect for details. 
Important Note  No direct vehicle access points from the Site to Bunnerong Road will be permitted 
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9D.2.4 Public Domain and Open Spaces 
 
The Central Park 8,000m² is the major recreation space shared by all members of the community from the 
residential and commercial areas. It is to be designed and landscaped to meet a diverse range of needs. 
 
The Civic Square is the focus for outdoor activity in the commercial precinct. It is a pedestrian square that is 
well defined by built form edges to its eastern, western and southern sides, and is open to the north, with 
views to the Central Park. It is a spatial extension of the new north-south street on the east side of residential 
Precincts 1, 2 and 3. For this reason the western building alignment of Civic Square should align with the 
western alignment of the north–south street, to create one continuous spatial alignment without a step. The 
Civic Square should be at the south-western corner of the Central Park. 
 
A pedestrian link may be made in the future to the existing Westfield retail centre through an arcade from the 
Civic Square, turning east and crossing Westfield Drive. The urban block between Civic Avenue and Westfield 
Drive is 100 metres deep, which is an excessively deep single floor plate for mixed use development. For light, 
ventilation and pedestrian circulation, an open air arcade is to be located between Civic Avenue and Westfield 
Drive, in an east-west direction from Civic Square, turning north to connect with the new north-south street at 
the eastern end of Central Park. 
 
According to the technical studies (listed in Part 9D.1.1 - Background) the provision of public open space is 
required for the potential population – both resident and employee. The public open space is to be dedicated 
to Council after contamination and embellishment works have been completed. The quantum of the public 
open space to be provided is to be commensurate with the projected density of the site. 
 

Figure 4 - Open Space networks within the Precinct 
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9D.3 Character Statements 

9D.3.1 Introduction 
 
For ease in using and interpreting this Part of the DCP, the land to which this Part applies has been broken 
into a series of urban blocks (refer to Figure 5) which contain development objectives and controls for 
development within each of the urban blocks. 
 

Figure 5 - Urban Blocks within the site 
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9D.3.2 Residential Urban Block No.1 - Desired Future Character  
 
The Desired Future Character of Urban Block 1 is:  
 
Residential Block No.1 represents a low scale residential area that has the closest link to the existing low 
density residential development on the opposite side of Heffron Road. It is vital that the scale and density of 
development presented to Heffron Road reflects the scale of existing development within the locality.  
 
The built form will consist of townhouses and/or terrace style dwellings fronting Heffron Road and the corner of 
Banks Avenue.  
 
The built form fronting Banks Avenue will increase in height from the townhouse developments up to 
residential flat building/s with a building height of 5 - 8 storeys fronting Banks Avenue overlooking Bonnie 
Doon Golf Course providing a strong street edge to Banks Avenue.   
 
Residential Block No.1 will contain low to medium density residential development with new street connections 
to Heffron Road and Banks Avenue.  
 
A pocket park   is to be provided at the end of the new street accessing Heffron Road. The open space will be 
embellished to provide pedestrian access from Heffron Road through to the new Civic Square and Central 
Park (refer to Figure 4).  
 
Landscaping treatment along the boundary of the new street adjoining the industrial warehouse and 
manufacturing facilities will need to be provided to ensure amenity and separation between the industrial and 
residential developments.  
 

Objectives 
 

O1 To maintain a low scale density of residential development; 
 

O2 To present residential development that integrates with existing residential development within the 
immediate locality; 
 

O3 To provide external amenity to residential developments through the use of public open spaces; 
 

O4 To present a through link with active pedestrian connection from Heffron Road through to Civic 
Square and Central Park; and 
 

O5 To provide separation and amenity to residential land uses opposite to industrial warehousing and 
manufacturing uses.  

 
 

Control 
 

C1 Compliance with the Desired Future Character of Residential Urban Block 1. 
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9D.3.3 Residential Urban Block No.2- Desired Future Character 
 
The Desired Future Character of Urban Block 2 is:  
 
Residential Block No.2 provides for medium to high density residential development moving towards the new 
East/West Boulevard which will function as the major vehicular link through the new development connecting 
Bunnerong Road to the east through to Banks Avenue to the west (refer to Figure 4).  
 
Residential Block No.2 present a steady increase in building height from 3 storey residential flat buildings 
fronting Residential Block No.1  through to a 10 storey residential flat building fronting Banks Avenue providing 
a gateway entry from Banks Avenue into Civic Square and its retail precinct. 
 
Given the increase in building height a centrally located communal open space is important to the amenity of 
the residential buildings within Residential Block No.2. The design of dual facing (east-west) residential units 
allows for passive surveillance of the communal open spaces and articulation of the built form fronting Banks 
Avenue. 
 

Objectives 
 

O1 To present a gradual increase in building height along Banks Avenue; 
 

O2 To provide a gateway design to East-West Boulevard and Civic Square; 
 

O3 To ensure a communal open space supports the amenity of residential dwellings through building 
separation, natural ventilation and solar amenity; and 
 

O4 To continue the active pedestrian through link from Heffron Road to Civic Square and Central 
Park. 

 
 

Control 
 
C1 Compliance with the Desired Future Character of Residential Urban Block 2. 
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9D.3.4 Residential Urban Block No.3 - Desired Future Character 
 
The Desired Future Character of Urban Block 3 is:  
 
Residential Block No.3 located on the western side of the site fronting Banks Avenue has a dual function of 
providing a gateway for vehicular access along East-West Boulevard and pedestrian access from Banks 
Avenue to Civic Avenue via a dedicated pedestrian thoroughfare (refer to Figure 3).  
 
Residential Block No.3 directly adjoins the western side of the central parkland that will frame the local road 
network and provide a central open space for the new community. This frontage to Central Park will provide 
visual amenity to the medium density residential development within the Urban Block.   
 
The external treatment of the built form is paramount in creating visual interest and context to Civic Square. 
The design of open space at street level should include street tree planting and pedestrian connections for 
residents to easily move through the Urban Block to access Civic Square and its retail precinct. The open 
nature of Residential Block No.3 to pedestrian movement will lend itself to a focus on private open spaces with 
large scale balconies providing passive surveillance to the open space areas, major pedestrian links and to 
Bonnie Doon Golf course which adjoins Banks Avenue to the west.  
 

Objectives 
 

O1 To facilitate pedestrian movement to access the central park and civic square; 
 

O2 To promote visual interest in the built form to create a western gateway to the site; 
 

O3 To promote passive surveillance of key public open spaces; 
 

O4 To focus on private balconies and terraces to facilitate a separation between public and private 
spaces; and 
 

O5 To focus on the integration of ground floor and street level edges with public movement.  
 

 

Control 
 
C1 Compliance with the Desired Future Character of Residential Urban Block 3. 

 
 



 
 

P a g e  | 27 

Part 9D – 130-150 Bunnerong Road, Eastgardens                                           Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

9D.3.5 Residential Urban Block No.4 - Desired Future Character 
 
The Desired Future Character of Urban Block 4 is:  
 
Residential Block No.4 presents similar functions as Residential Block No.3 on the eastern side of the site.  
 
Due to the low density residential development on the opposite side of Bunnerong Road the bulk and scale of 
the residential flat buildings fronting Bunnerong Road will need to be articulated to reduce any impacts with 
existing residential developments.  
 
Residential Block No.4 also contains a major pedestrian link from Bunnerong Road, Westfield Eastgardens 
and the bus interchange into Civic Square and the new retail precinct. The treatment of this pedestrian access 
point will be a major consideration as it provides a strong link to Bunnerong Road.  
 

Objectives 
 

O1 To facilitate pedestrian movement to access the central park and civic square; 
 

O2 To promote visual interest in the built form to create a western gateway to the development; 
 

O3 To promote passive surveillance of key public open spaces; 
 

O4 To focus on private balconies and terraces to facilitate a separation between public and private 
spaces; and 
 

O5 To focus on the integration of ground floor and street level edges with public movement.  
 

 

Control 
 

C1 Compliance with the Desired Future Character of Residential Urban Block 4. 
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9D.3.6 Mixed Use Urban Block No.5 - Desired Future Character  
 
The Desired Future Character of Urban Block 5 is:  
 
The Mixed Use Urban Block runs the entire width of the site from Bunnerong Road to the east along Westfield 
Drive to Banks Avenue to the west. The B4 - Mixed Use zoning allows for commercial, business and retail 
uses as well as residential high density development. The Mixed Use Urban Block acts as the focal point for 
the development with pedestrian shared zones, active retail frontages and direct access to the parkland 
adjoining Civic Avenue.  
 
The retail in the B4 Mixed Use Zone is to provide a variety of small scale shops and services to provide for the 
local convenience needs of the future resident community on the site, including chemist, convenience store, 
hairdresser, newsagency, food and drink premises and the like. 
 
The design and visual interest of the Mixed Use Urban Block will be significant with the built form stepping 
back from the Civic Square and Civic Avenue with passive surveillance from open terraces and roof top 
gardens.  
 
An active retail frontage is required along Civic Avenue and Civic Square. Pedestrian links through to 
Westfield Eastgardens are also desirable with connection to Civic Square.  
 
Setbacks to the existing Westfield’s Complex have to consider residential amenity considerations, consistent 
with the design and outcome objectives of the Residential Flat Design Code: 
 

 Opportunity to suitably orientate development to address streets and corners; 
 Opportunity to flexibly configure dwellings; 
 Minimise opportunities for concealment of spaces; 
 Opportunity for quality vistas, outlooks and sight lines; 
 Ability to develop suitable landscaped, balcony, or podium or rooftop garden spaces; 
 Suitable visual privacy; 
 Suitable acoustic privacy; 
 Suitable solar access and wind environments; 
 Opportunity for improved natural ventilation within dwellings; and 
 Improve opportunities for casual surveillance  

 
Three development options are viable within the Mixed Use Urban Block. The three options have been 
considered within this DCP and suitable development objectives and controls applied to each option.  
 
If applicants seek an alternative development option to those presented within this DCP the technical reports 
listed in Part 9D will need to be reviewed and updated to address the alternative development option. Key 
technical reports that will need to be revised include traffic & transport and the economic impact statement. 
Applicants should contact Council Officers to discuss any alternative development option/s for the Mixed Use 
Urban Block prior to submission of a development application.  
 
Development Option No.1: This development option allow for a mixed use development with a retail 
/commercial active street frontage with a mix of commercial and high density residential above.  Retail 
component is fixed at 5000m² based on traffic generation.  
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Development Option No.2: Option 2 allows for a retail and commercial precinct with a street level active 
frontage and commercial towers above without the provision of residential development. Retail component is 
fixed at 5000m² based on traffic generation. 
 
Development Option No.3: Option 3 allows for a mixed retail and residential development with no 
commercial component. This would result in a significantly high proportion of residential development that may 
be better achieved through a series of smaller building within the B4 zone to address SEPP 65 - Residential 
Flat Design Code guidelines. Retail component is fixed at 5000m² based on traffic generation. 
 

Objectives 
 

O1 To provide an active street frontage to the street level fronting Civic Avenue; 
 

O2 To promote passive surveillance of key public open spaces; 
 

O3 To ensure visual interest in the built form through the use of balconies, terraces and roof top 
gardens; 
 

O4 To promote separation of pedestrians and vehicles accessing the active open spaces; 
 

O5 To create gateway building at Westfield Drive and Banks Avenue intersection and Westfield 
Drive and Bunnerong Road intersection; 
 

O6 To facilitate pedestrian links to the bus interchange with the Westfield’s development to the 
south; and 
 

O7 To activate pedestrian link through the Westfield’s retail centre to allow pedestrian access 
over Westfield Drive and linkage of the two distinct retail centres. 

 
 

Control 
 

C1 Compliance with the Desired Future Character of Mixed Use Urban Block 5. 
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9D.4  R3 Medium Density Residential Zone   

9D.4.1  Introduction 
 
The objectives and controls contained in Part 9D.4 relate to the R3 Medium Density Residential Zone including 
Residential Urban Blocks No.1 - 4. Part 9D.4 is broken into specific sections with controls relating to the built 
form, design, environmental management and other general controls.  
 
Each section contains general objectives and controls which must be complied with for all the residential urban 
blocks. There may also be specific controls that relate to individual residential urban blocks which will need to 
be complied with in order to achieve the objectives of each section.  
 
If a section does not contain specify any specific controls for a residential urban block then compliance is only 
required with the section’s general objectives and controls.  

9D.4.2   Built Form 

9D.4.2.1   Height 
 
The heights of buildings applicable to the site are stipulated within the Botany Bay Local Environmental Plan 
2013. The heights of buildings within the R3 Medium Density Residential Zone are based upon multiple 
residential development types including multi dwelling housing and residential flat buildings. 
 

Objectives 
 

O1 To ensure the scale of new buildings are consistent with the Desired Future Character of the R3 
Medium Density Residential Zone; 
 

O2 To enable buildings, open spaces and the public domain areas achieve an acceptable level of 
daylight access; and 
 

O3 To ensure development has minimal impact on neighbouring properties in terms of the potential 
loss of views, loss of privacy, overshadowing or visual intrusion. 

 
 

Controls  
 

C1 The maximum building heights permitted within the R3 Medium Density Residential zone are 
specified as development standards within the Botany Bay Local Environmental Plan 2013.  
 
Note: Development which seeks the maximum building height under the BBLEP 2013 will 
penetrate the Obstacle Limitation Surface (OLS) and is required to be assessed by CASA for their  
determination.  
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C2 Council has applied the following storey limits to represent the maximum building heights 

achievable under the BBLEP 2013: 
 

(i) 4 meters per commercial/retail floor;  
(ii) 3 meters per residential floor; and  
(iii) 2 meters per lift over run.  
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9D.4.2.2  Floor Space Ratios (FSR) 
 
The floor space ratio applicable to the site is stipulated within the Botany Bay Local Environmental Plan 2013. 
Consideration of the height standards and building envelope controls contained within this DCP will provide 
greater detail as to the future built form and its relationship to the adjoining B4 Mixed Use zone and existing 
development within the locality.  
 

Objectives 
 

O1 To ensure the scale of new buildings is consistent with the Desired Future Character of the 
Residential Urban Blocks; and 
 

O2 To provide appropriate bulk and scale relationships between buildings within the Residential 
Urban Blocks. 

 
 

Control 
 

C1 The maximum floor space permitted within the R3 zone is specified as a development standard 
within the Botany Bay Local Environmental Plan 2013. 
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9D.4.2.3 Street Setbacks 
 
The building separation controls identify the internal setbacks required for individual buildings within each 
residential urban block. The following building setbacks relate to the new roads or existing road network to 
ensure adequate land for landscaping, and pedestrian access is provided around the permitted of each 
residential urban block and facilitates the articulation of the built form within the new urban environment.  
 

Objectives 
 

O1 To improve the local character and streetscape qualities by reinforcing existing alignments and 
setbacks; 
 

O2 To ensure adequate space for landscaping while establishing an attractive streetscape; 
 

O3 To reduce the impact of the development on adjoining buildings; and 
 

O4 The setbacks are to ensure the existing and proposed buildings have adequate exposure to 
sunlight and ventilation and create a buffer to ensure visual and acoustic privacy. 

 
 

Controls  
 

Residential Urban Block No.1 
 

C1 The setback to Heffron Road is to be a minimum of 12 meters to preserve the existing trees 
fronting Heffron Road. 
 

C2 The minimum setback to the two (2) new internal streets is to be 4 meters. 
 

C3 The minimum setback to Banks Avenue is to 12 meters at the corner of Heffron Road tapering 
down to 6 meters fronting Banks Avenue and the new road.  
 

C4 All setbacks are to contain a hierarchy of pedestrian footpaths (refer to Figure 3 as an example of 
a major pedestrian footpath to front Banks Avenue). 
 
Note: Specific controls above apply to Residential Urban Block no.1 only.  

 
 

 
Residential Urban Block No.2 

 
C5 The minimum building setback to the new local road network shall be 6 meters including East-

West Boulevard.  
 

C6 The minimum setback to Banks Avenue shall be 6 meters. 
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C7 All setbacks are to contain a hierarchy of pedestrian footpaths. The pedestrian footpath fronting 

East-West Boulevard is to contain street trees and street lighting as a main pedestrian access 
point to the town centre and civic square.  

 
 

Residential Urban Block No.3 
 

C8 The minimum building setback to the new local road network shall be 6 meters including East-
West Boulevard.  
 

C9 The minimum setback to Banks Avenue shall be 6 meters. 
 

C10 Building to the boundary of the pedestrian walkway linking Banks Avenue and Civic Avenue is 
permitted. Articulation of the built form should be identified along this frontage to provide visual 
interest to the built form.  
 

C11 All setbacks are to contain a hierarchy of pedestrian footpaths. The pedestrian footpath fronting 
East-West Boulevard is to contain street trees and street lighting as a main pedestrian access 
point to the town centre and civic square.  

 
 

 
Residential Urban Block No.4 

 
C12 The minimum building setback to the new local road network shall be 6 meters including East-

West Boulevard.  
 

C13 The minimum setback to Bunnerong Road shall be 8 meters. 
 

C14 Building to the boundary of the pedestrian walkway linking Bunnerong Road and Civic Avenue is 
permitted. Articulation of the built form should be identified along this frontage to provide visual 
interest to the built form.  
 

C15 All setbacks are to contain a hierarchy of pedestrian footpaths. The pedestrian footpath fronting 
East-West Boulevard is to contain street trees and street lighting as a main pedestrian access 
point to the town centre and civic square.  

 
 
 

 
Note: 

• Awnings and verandas along classified roads should be set back a minimum of 1.5 
metres from the kerb; 

• Awnings and verandas along local roads that intersect with classified roads should be 
set back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres 
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from the intersection with the classified road; and  
• At any signalised intersections (on local roads or classified roads), awnings and 

verandas should be set back a minimum of 1.5 metres from the kerb for a distance of 
up to 100 metres from the signalised intersection. 
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9D.4.2.4  Side and Rear Setbacks 
 

Floor space ratios, building envelopes, building heights and landscaped area will determine the side and rear 
setbacks required for the built form within each of the Residential Urban Blocks. The side and rear setbacks 
perform a different function to the street setbacks as they focus on providing useable private and communal 
open spaces with suitable visual privacy from  the public domain and adjoining buildings.  
 

Objectives 
 

O1 To provide visual and acoustic privacy for occupants and adjacent residents; and 
 

O2 To facilitate building envelopes that assist in the provision of useable private and communal open 
spaces.  

 
 

Controls  
 

C1 All side and rear setbacks must comply with the building separation controls (refer to Part 
9B.4.2.5 - Building Separation).  
 

C2 Side and rear setbacks must be landscaped to create visual privacy and separation between the 
public and private domain.  
 

C3 Side and rear setbacks must be deep soil zones (landscaped areas as defined by the BBLEP 
2013) and must not contain any underground intrusions such as car parking or stormwater 
detention systems. 
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9D.4.2.5  Building Separation 
 

Objectives 
 

O1 To ensure allotments have sufficient area for the effective sitting of buildings with appropriate 
massing and spaces between buildings; 
 

O2 To provide for buildings that minimise overshadowing of adjacent properties and open space; 
 

O3 To be compatible with the general pattern and presentation of buildings in the street; 
 

O4 To provide building configuration that facilitates the provision of useable communal open space 
and landscaping and creates view corridors;  
 

O5 To encourage integration in the northern part of the site with the existing development on the 
northern side of Heffron Road; and 
 

O6 To provide building forms that maximise view sharing. 
 

 

Controls  
 

General  
 

C1 Where residential flat development is proposed residential units must comply with the principles 
and provisions of State Environmental Planning Policy No 65 (SEPP 65) and the Residential 
Design Code in relation to building separation. 

 
 

 
Residential Urban Block No.1 - Specific Controls 

 
C2 Terrace style dwellings are to be located along Heffron Road and are permitted for a depth of 10 

metres before building separation is required through the articulation of the built form. 
 

C3 Any attics proposed in the roof space must front Heffron Road and be separated from other roof 
attics by no less than 2 metres. 
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9D.4.2.6 Site Coverage 
 

Objectives 
 

O1 To ensure development is in keeping with the Desired Future Character of the built form and 
landscape in the Urban Block; 

 
O2 To ensure that good amenity is provided to buildings in terms of natural ventilation and daylight 

through the creation of slender built forms; and 
 

O3 To provide a landscaped setting for buildings in street front setbacks and central courtyards. 
 

 

Controls  
 

C1 Building site coverage in an Urban Block is not to exceed the maximum percentage cover shown 
for the land in Table 9. 

 
Table 9  - Maximum Site Coverage With Building 

 
For Residential Urban Blocks 1 and 2 60% 

For Residential Urban Block 3 65%. 
 

Note: For the purposes of determining the relevant percentage for a building on any site area, an 
access driveway or right of way, is to be excluded from the calculation. 
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9D.4.3 Design 

9D.4.3.1 Streetscape  
 
The residential areas surrounding Residential Urban Block No.1 is typically low density residential 
development consisting of detached and attached 2 storey dwellings. This scale of low density development is 
prevalent along Heffron Road to the north and the opposite side of Bunnerong Road to the east.  
 
The land to which this DCP applies presents the opportunity to create new streets and a vastly different 
presentation to existing streets with residential development as opposed to the traditional warehouse and 
industrial buildings.   
 
Creating new streetscapes and preserving existing streetscape amenity provides opportunities for views and 
view corridors to landscape features and enhance the overall neighbourhood amenity and character. These 
streetscapes can contribute to the enjoyment of existing local residents and new residents within the 
community.  
 
Addressing the streetscape is therefore are an important consideration in site analysis and buildings design. 
 

Objectives 
 

General  
 

O1 To provide a mix of housing styles to integrate with existing residential developments;  
 

O2 To ensure an appropriate buffer between the new residential developments and adjoining uses 
(i.e. industrial uses);  
 

O3 To provide pedestrian amenity along the new road network linking the new town centre; 
 

O4 To retain existing trees within the streetscape; 
 

O5 To encourage innovative design that responds to the character of the area and the streetscape 
context; 
 

Residential Urban Block No.1 
 

O6 To encourage integration with existing developments within the locality; 
 

O7 To address the pedestrian shared zones along the new internal road and public open space at the 
end of Heffron Road; 

 
Residential Urban Block No.2 

 
O8 To promote visual interest in the built form due to the exposure to the local road network; 
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Residential Urban Block No.3 

 
O9 To present a gateway to new town centre; 

 
O10 To provide passive surveillance to dedicated pedestrian links; and 

 
Residential Urban Block No.4 

 
O11 To consider the low density residential development. 

 
 

Controls 
 

General  
 

C1 Buildings must address the street and their entries are to be readily apparent from the street. 
 
C2 Developments on sites with two or more frontages should address both frontages. Street corners 

must be addressed by giving visual prominence to parts of the building façade, such as a change 
in building articulation, materials, colour, roof form or height). 
 

C3 No air conditioning units are permitted on the front building façade, or where they are visible from 
the street. 
 

C4 Garages, parking structures and driveways are not to dominate the street. This can be achieved 
by using a single driveway crossing to service multiple dwellings within the site (i.e. basement car 
parking). 

 
 

 
Residential Urban Block No.1 

 
C5 Each terrace style dwelling fronting Heffron Road shall be designed to have an individual identity 

when viewed from the street. 
 

C6 The residential flat building fronting Banks Avenue should provide visual interest in the building 
façade through the use of articulation in the built form (i.e. balconies) and use of building 
materials. 
 

C7 The residential development fronting the new road should be designed to mitigate potential 
amenity impacts generated by the industrial land use opposite the new road (i.e. balconies 
orientated to the rear open spaces and glazing of windows considered to address noise impacts.) 
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Residential Urban Block No.2 

 
C8 Each building will front either a new internal local road, Banks Avenue or East West Boulevard.  

 
C9 Each building must articulate the façade fronting the street to provide visual interest. 

 
C10 The building fronting Banks Avenue must step the built form along Banks Avenue toward East 

West Boulevard creating a corner gateway to the town centre. 
 

C11 The building on the corner of East West Boulevard and the new internal road should provide a 
gateway built form that provides passive surveillance to the new central parkland. 

 
 

 
Residential Urban Block No.3 

 
C12 The building fronting Banks Avenue shall provide a continuing stepping in height in line with other 

buildings fronting Banks Avenue from Heffron Road. 
 

C13 Passive surveillance shall be provided to the dedicated pedestrian link and central parkland 
through the use of balconies and design of building foyers and entries. 
 

 
 

Residential Urban Block No.4 
 

C14 Passive surveillance shall be provided to the dedicated pedestrian link and central parkland 
through the use of balconies and design of building foyers and entries. 
 

C15 The built form fronting Bunnerong Road shall be stepped back from Bunnerong Road to address 
the low density residential development opposite. 
 

 
 

Figure 6 – Urban Block No. 1 Residential Design and Streetscape Presentation of Terrace Style 
Housing to front Heffron Road 
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Figure 7 - Residential design of 3 Storey Residential Flat Building and Gateway High Rise Buildings 

with Articulation in the Built Form. 
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9D.4.3.2 Landscaping  
 

Objectives 
 

O1 To ensure the provision of viable deep soil landscaping within residential developments; 
 

O2 To allow for the growth of tall trees so that tree canopies to be in scale with the residential built 
form; and 
 

O3 To promote water penetration of the soil as part of natural water systems in the area. 
 

 

Controls  
 

C1 Landscaping must comply with Part 3L - Landscaping. 
 

C2 For Urban Blocks No. 1 and 2, the minimum deep soil area is 25%. 
 

C3 For Urban Blocks No. 3, 4 and 5, the minimum deep soil area is 15%. 
 
Note: These site areas do not include the view corridor between Urban Blocks No. 1 and 2, either 
in the provision of deep soil or the calculation of the site area. 
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9D.4.3.3 Building Entries 
 
Building entries orientate people within high density developments and provide clear articulation between the 
public and private domain.  
 

Objectives 
 

O1 To encourage entrances that orientate visitors and public as to the access points for the building 
and the transition between private and public spaces; and 
 

O2 To provide a safe and secure access for residents. 
 

 

Controls  
 

C1 Developments must demonstrate clear lines of transition between the public street, the shared 
communal open space, circulation space and the private open space of individual dwellings (i.e. 
landscaping, paving and fencing can used to define different areas within the development). 
 

C2 Entrances to individual dwellings and are to provide shelter, be well-lit and safe spaces to enter 
the building for residents and visitors. The front door must be oriented to the street. 
 

C3 Street numbering and mailboxes must be clearly visible from the primary street. 
 

C4 A main pedestrian entry is to be provided where residential flat buildings are proposed within a 
development allotment.  
 

C5 The main pedestrian entry to a building shall have direct access to a public footpath and be 
separated from the car park entry. 
 

C6 Where the building incorporates a mix of uses the building entry for the residential component 
shall be separate to the entry for other land uses.   
 

C7 All main pedestrian entries to a building shall incorporate security doors to prevent the public  from 
entering the building and/or communal open spaces without the consent of residents.  
 

C8 Disabled access through the main pedestrian entries to the building must be provided in 
accordance with Part 3C - Access and Mobility and the Disability Discrimination Act 1992. 
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9D.4.3.4 Fences 
 

Fencing defines the boundary between one space and another. The design of fencing can have an important 
role in the visual amenity of a new development and can also have implications in terms of safety and security. 

 

Objectives 
 

O1 To define the boundary between private land and public land; 
 

O2 To provide privacy and assist in creating a secure environment; and 
 

O3 To contribute positively to the public domain. 
 

 

Controls  
 

C1 Where fencing of the front boundary is proposed for multi dwellings and residential flat buildings 
the design must consider the following: 
 
(i) Solid metal panel fences (colourbond/sheet metal) of any height are not permitted along 

street frontages; 
(ii) Masonry/brick fences over 600mm and timber/steel picket/palisade or plain picket fences 

over 1 meter high may be permitted. The design of fencing over 1 meter in height must take 
into consideration sightline issues when exiting this or adjacent properties. The design of the 
fence can be modified by setback or by using splays at least 1 meter x 1 meter in size. 

(iii) A mixture of materials is preferable with a maximum of 60% solid material over the whole 
fence surface; 

(iv) Design should consider the need for horizontal rhythms along the street such as vertical entry 
elements, boundary markers or fence post frequency; and 

(v) Where possible, the design should avoid the use of continuous lengths of fencing (a 
maximum of 6m without articulation) at the street frontage. 

 
C2 The maximum height of side or rear fences is 1.8 metres. Where the fence/side returns are to be 

erected on or adjacent the common allotment boundary, the written consent of the adjacent 
property owner(s) is required. 
 

C3 The landscape documentation shall include details of ALL fencing to be used in a proposal - 
privacy, boundary, frontage, pool, dividing and so on. The details shall include style 
(manufacturer, product code, name), materials, colour/s and installation method. 
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9D.4.3.5 Dwelling Size and Mix 
 
The dwelling size and mix permitted within the R3 zone is designed to provide for housing choice and present 
the opportunity for a diverse residential population supporting different household types and sizes. The R3 
Medium Density Residential zone allows the following medium density housing uses for which Council has 
identified minimum sizes and mix: 
 

(i) Attached dwellings;  
(ii) Multi dwelling housing; and 
(iii) Residential flat buildings. 

 
Applicants must demonstrate compliance with the objectives and controls where the above housing types are 
proposed within the R3 zone.   
 

Objectives 
 

O1 To ensure that dwellings are energy efficient, have high standards of amenity for residents and 
satisfy environmental performance criteria, such as ventilation and access to natural light; 
 

O2 To provide flexibility in design to suit the occupant’s requirements; 
 

O3 To ensure residential development contains a mix of residential types (based on the number of 
bedrooms) to increase the potential for a balanced population; and 
 

O4 To ensure adequate provision, design and location of internal facilities. 
 

 

Controls  
 

Attached Dwellings and Multi Dwelling Housing 
 

C1 All attached and multi dwelling housing shall be subject to the following minimum dwelling sizes: 
 
Studio:                       60m² 
One (1) bedroom:      75m² 
Two (2) bedrooms:    100m² 
Three (3) bedrooms: 130m² 
Four (4) bedrooms:   160m² 
 
Note: Dwelling size means the area inside the enclosing walls of a dwelling but excludes wall 
thickness, vents, ducts, staircases and lift wells. 
 

C2 The combined total number of studio units and one-bedroom apartments/dwellings shall not 
exceed 35% of the total number of apartments/ dwellings within any single site area. 
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C3 Every attached dwelling or multi dwelling house must have a separate entrance directly fronting 

the street. 
 

C4 Every attached dwelling or multi dwelling house must have a private open space area at the 
ground floor with direct access to living areas. 

 
 
 

Residential Flat Buildings 
 

C5 Dwellings within residential flat buildings must be designed to provide the following minimum 
internal areas:  

 
 Studio:              60m² 
 1 bedroom:       75m² 
 2 bedrooms:     100m² 
 3 bedrooms:     130m² 
 4 bedrooms:     160m² 

 
Note: Dwelling size means the area inside the enclosing walls of a dwelling but excludes wall 
thickness, vents, ducts, staircases and lift wells. 
 

C6 The combined total number of one-bedroom dwellings shall not exceed 35% of the total number 
of dwellings within any single site area. 
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9D.4.3.6 Private and Communal Open Space 
 
Building layout and arrangement of open spaces (setback, communal areas etc) must take into consideration 
existing trees that Council require to be retained. Building siting must not ignore or downplay existing trees 
(except where in poor condition).  

Communal open space:  

 Is to be located where it is highly visible and directly accessible to the maximum number of dwellings; 
 Is to be designed to provide a function and usable space for residents and to provide an integral role to 

the site including uses such as circulation (although dissection paths should be minimised and 
strategically located), children’s play areas, community facilities, shad, screening of buildings, visual 
amenity and overall adequate and suitable opportunities for passive reaction; 

 Are required to be deep soil zones to enable a landscaped setting capable of supporting a variety of 
small to large canopy trees for shad, screening, privacy and amenity; 

 Is to support the use of roof top gardens; 
 To locate linkages to public open space where possible; 
 Is to integrate with communal open spaces on adjoining site to provide visual continuity of green belts, 

enhance biodiversity and support wildlife corridors; and 
 Are to be designed to enable adequate solar access.  

 

The following issues should be considered when locating communal recreational facilities: 
 
 Natural daylight, ventilation and sunlight to indoor facilities; 
 Sunlight during winter to outdoor facilities; 
 The potential location of buildings creating wind tunnels within communal open spaces; 
 Accessibility and security of facilities; 
 Durability of materials and finishes, particularly swimming pools, tennis courts, BBQ facilities;  
 The creating of wind tunnel through the siting of buildings and resulting in uncomfortable outdoor 

environments these create within communal open spaces; 
 Useability, functionality and appropriateness; and  
 Safe and convenient access for people with disabilities. 

 
Private open space is for the sole use of the occupants of the dwelling. The location of private open space 
should take advantage of the outlook and natural features of the site; address privacy and overshadowing; 
provide adequate privacy for the residents of the dwelling; and be capable of serving as an extension of the 
dwelling for relaxation, dining, entertainment, recreation and children’s play 
 

Objectives 
 

O1 To ensure residents are provided with reasonable outdoor amenity; 
 

O2 To ensure that private open space is designed to provide residents with quality usable private 
outdoor living areas; 
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O3 To ensure that private open space is designed for privacy, solar access, and is well integrated 

with living areas; 
 

O4 To ensure the provision of high quality recreational facilities that are appropriate to the needs of 
the residents; 
 

O5 To ensure the adequate provision of accessible communal and private open space for residents 
for passive and active recreation opportunities;  
 

O6 To ensure the provision of functional private open space for apartments; and 
 

O7 To encourage social interaction with the provision of communal open space. 
 

 

Controls  
 

Private Open Space 
 

C1 The minimum private open space requirements (i.e. balconies) for a residential flat development 
is set out in Table 10. 
 

C2 For multi housing dwellings the minimum private open space must comply with Table 11. 
 
C3 The minimum area of the balcony off the living area is 12m² and the minimum width is 3 metres 

(refer to Part 4C.2.8 - Private and Communal Open Space and Table 10). 
 

C4 Private open spaces should be designed as an outdoor extension to the main living areas of each 
dwelling (i.e. kitchens, living rooms and dining areas). 
 

C5 Utility areas, driveways and areas with a dimension of less than 3 metres (ie. access and 
pathways) are not considered private open space.  
 

C6 Private open space areas should be located on the northern portion of the site to maximise 
privacy and solar access. 
 

C7 Where private open spaces adjoin other dwellings within the multi housing development 
landscaping or screening shall be used to provide visual privacy and shade to private open 
spaces. 
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Table 10 - Private Open Space for residential flat development 

 
No of bedrooms Private Open Space 

required  per dwelling 

Studio 12m² 

1 bedroom 12m² 

2 bedrooms 15m² 

3 bedrooms 19m² 

4 bedrooms 24m² 
 

 
 

Table 11 - Private Open Space for multi housing dwelling/attached dwellings 
 

No of Bedrooms Private Open Space 
Required  per Dwelling 

Studio 24.5 m² 

1 bedroom 24.5 m² 

2 bedrooms 35 m² 

3 bedrooms 45.5 m² 

4 bedrooms 56 m² 
 

 
 
Communal Open Space 

 
C8 The minimum communal open space requirements for a development is 30% of the site area.  

 
Note: Communal open space should be considered early on during site planning to provide a 
visual focus for the development and enable preservation of existing trees. 
 

C9 Communal open space must be clearly defined and free from encroachment from residential 
units, car parking, driveways or roadways, carwash bays and accessways. Dissection of the 
space by pathways should be minimised to ensure the spaces are usable.  
 
Note: Separation between buildings can only be considered communal open space if it has 
sufficient length and width to make the space usable and permits tree planting and adequate solar 
access. 
 
Note: Utility areas, driveways and areas with a dimension of less than 3 metres (ie. access and 
pathways) are not considered communal open space. 
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C10 Communal open spaces must be easily accessible for all dwellings and not form any part of any 

individual dwellings private open space.  
 

C11 Communal open space areas must receive at least 3 hours of direct sunlight between 9:00am and 
3:00pm on 21st June.  
 

C12 Communal open spaces must include area of deep soil zones (i.e. not to be located over 
suspended slabs, sub surface car parks or stormwater detention tanks). 
 

C13 Communal open spaces shall be appropriately landscaped and provide recreational facilities (for 
example BBQ area, seating, children’s play area, vegetable gardens, landscape features or the 
like).  
 

C14 All communal open spaces areas are to be shown on the detailed landscape plan to be submitted 
with the Development Application. 
 

C15 Communal open space shall be functional and designed in conjunction with pedestrian links 
through the site. 
 

C16 Communal Open Space shall be designed to encourage positive outlook and attractive internal 
views, solar access, environmentally comfortable and enriching spaces, building separation and a 
balance between open space and built form, visual and acoustic privacy, natural stormwater 
infiltration, visual amenity, circulation and access and recreation.  
 

C17 The following issues should be considered when locating communal recreational facilities: 
 

(i) Natural daylight, ventilation and sunlight to indoor facilities; 
(ii) Sunlight during winter to outdoor facilities; 
(iii) The potential location of buildings creating wind tunnels within communal open spaces; 
(iv) Accessibility and security of facilities; 
(v) Durability of materials and finishes, particularly swimming pools, tennis courts, BBQ facilities; 

and  
(vi) Safe and convenient access for people with disabilities. 
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9D.5  B4 Mixed Use Zone 

9D.5.1 Land Use Options 
 
To maintain a flexible approach to the development of the B4 Mixed Use Zone three (3) development options 
have been considered within this Part of the DCP. These options include: 
 

Development Option No.1: This development option allow for a mixed use development with a retail 
/commercial active street frontage with a mix of commercial and high density residential above.  Retail 
component is fixed at 5000m² based on traffic generation.  

 
Development Option No.2: Option 2 allows for a retail and commercial precinct with a street level 
active frontage and commercial towers above without the provision of residential development. Retail 
component is fixed at 5000m² based on traffic generation. This option has been considered by the 
majority of the technical reports which accompany the rezoning and are listed in Part 9D.1.1 - 
Background. If this option is considered it is recommended that applicants review the technical reports 
referred to in Part 9D.1.1 - Background to identify the opportunities and constraints of this option. 

 
Development Option No.3: Option 3 allows for a mixed retail and residential development with no 
commercial component. This would result in a significantly high proportion of residential development 
that may be better achieved through a series of smaller building within the B4 zone to address SEPP 
65 RFDC guidelines. Retail component is fixed at 5000m² based on traffic generation. 

 
Note: It should be noted that there are some key development controls which will guide development within 
the B4 Mixed Use zone which are the result of technical reports prepared in support the rezoning and density 
testing for the site. 
 
Development Restrictions 
 
There are a number of development restrictions within the Mixed Use Urban Block to ensure an appropriate 
level of development that is consistent with the provisions of this Part of the DCP and the technical reports 
supporting the redevelopment of the site. 
 
These restrictions include: 
 
 The density of the retail development within the Mixed Use Urban Block is limited to a maximum of 

5,000m². A retail area higher than 5,000m² may require the acquisition of adjoining land for intersection 
upgrades. Please contact Council for further information. 
 

 The retail area will allow for small and medium scale retail opportunities including banks, post offices, 
hairdressers, small scale supermarkets, convenience stores and cafes and restaurants opening on to 
the civic town square. Office and Business Premises are also permitted in the B4 Mixed Use Zone and 
are encouraged within this precinct. 

 
 The maximum residential component within the B4 Mixed Use zone is 750 dwellings. This maximum 

residential density target is set within the Traffic Analysis and modeling referred to within this DCP and 
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listed in Part 9D.1.1 - Background. Any development application which seeks to increase the 
residential component must revise the traffic analysis and modeling.  

 
 All service vehicle access and passenger vehicle parking related to the retail and commercial 

component of the Mixed Use Urban Block will be restricted to Westfield Drive. Only passenger vehicle 
drop off and taxis will be able to access the retail and commercial portion of the urban block from Civic 
Avenue.  

 
 Civic Avenue shall be designed as a shared zone with pedestrians. Vehicle movements within Civic 

Avenue will be limited to drop off and pick up only for the commercial and retail component and will 
also include any residential basement car parking access points if development option no.1 is 
undertaken.  This will allow for vehicles accessing the retail and commercial component to be separate 
from the residential vehicle access points.  

 
 The Masterplan required by Part 9D.1.5 - Specific DA Requirements for the Site is to consider the 

development options and restrictions identified in Part 9D.5.1 - Land Use Options. 
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9D.5.2 Built Form 

9D.5.2.1 Floor Space Ratio (FSR) 
 
The floor space ratio applicable to the site is stipulated within the Botany Bay Local Environmental Plan 2013. 
Consideration of the height standards and building envelope controls contained within this DCP will provide 
greater detail as to the future built form and its relationship to the adjoining R3 Medium Density Residential 
zone and existing development within the locality.  
 

Objectives 
 

O1 To ensure the scale of new buildings is consistent with the desired future character of the Mixed 
Use Urban Block No.5; and 
 

O2 To provide appropriate bulk and scale relationships between buildings within the Mixed Use 
Urban Block No.5. 

 
 

Control 
 

C1 The maximum floor space permitted within the B4 zone is specified as a development standard 
within the Botany Bay Local Environmental Plan 2013. 
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9D.5.2.2 Height  
 
The heights of buildings applicable to the site are stipulated within the Botany Bay Local Environmental Plan 
2013. The heights of buildings within the B4 Mixed Use Zone are based upon a mixed use development option 
incorporating retail, commercial and residential development. 
 

Objectives 
 

O1 To ensure the scale of new buildings are consistent with the desired future character of the Mixed 
Use Urban Block No.5; 
 

O2 To enable buildings, open spaces and the public domain areas to achieve an acceptable level of 
daylight access; and 
 

O3 To ensure development has minimal impact on neighbouring properties in terms of the potential 
loss of views, loss of privacy, overshadowing or visual intrusion. 
 

 

Controls  
 

C1 The maximum building heights permitted within the B4 Mixed Use zone are specified as 
development standards within the Botany Bay Local Environmental Plan 2013.  
 
Note: Applicants should refer to Figure 8 below which provides a visual representation of the 
building heights permitted under the BBLEP 2013.  
 
Note: Development which seeks the maximum building height under the BBLEP 2013 will 
penetrate the Obstacle Limitation Surface (OLS) and is required to be assessed by CASA for their 
determination.  
 

C2 Council has applied the following storey limits to represent the maximum building heights 
achievable under the BBLEP 2013: 
 
(i) 4 meters per commercial/retail floor;  
(ii) 3 meters per residential floor; and  
(iii) 2 meters per lift over run.  

 
C3 Development (and the amenity of the proposed use) to Westfield Drive needs to consider the 

existing development of the northern facade of which contains the service/loading & unloading 
areas for Westfield’s Eastgardens. 
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Figure 8 - Maximum Building Height Plan for the site 

(subject to OLS limitations) 
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Figure 9 - Built form Section with 5,000m² retail  
 

Source: Krikis Tayler Architects 
 

 

 

 

 

 

 

 

 

. 

http://www.botanybay.nsw.gov.au/images/stories/pdf/cityplanning/Public%20Exhibition%20-%20Draft%20BBLEP%202012/BATA/Appendix_L_Indicative_Masterplan.pdf
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9D.5.2.3 Building Separation 
 
Building separation must provide a spatial relationship between the built form by providing opportunities for 
open space, access and privacy between the buildings. The development options within the Mixed Use Urban 
Block will dictate the building form.  
 
If applicants propose the development option that promotes retail and commercial development, the built form 
may produce larger floor plates. However where residential development is proposed as part of a mixed use 
development option building separation should provide for appropriate communal and private open spaces 
and reduce the potential for overlooking and view loss between residential dwellings.    

 

Objective 
 

O1 To ensure future developments provide for buildings with an appropriate massing and separation 
between buildings to provide amenity. 
 

 

Controls  
 

C1 The scale of the retail and commercial development should address Civic Square by promoting 
an active street frontage. 
 

C2 The design of the retail and commercial development submitted with any future development 
application must detail the pedestrian connectivity throughout the Mixed Use Urban Block No. 5 
including access to Civic Square and Westfield Eastgardens.  
 

C3 Where residential development is proposed within a mixed use development option residential 
units must comply with the principles and provisions of State Environmental Planning Policy No 
65 (SEPP 65) and the Residential Design Code in relation to building separation.  
 

C4 The location of buildings and their separation must not result in the creation of wind tunnels. 
 
Note: The incorporation of different land uses within the Mixed Use Urban Block No. 5 will dictate 
the building separation required.  
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9D5.2.4 Building Envelopes 
 
The building envelopes set the appropriate scale of future development in terms of bulk and height in relation 
to street layout and block size. The building envelopes should incorporate setbacks, building articulation, 
balconies and architectural features.  
 
Council will consider a variety of building envelopes within the B4 Mixed Use as long as they achieve an active 
ground floor retail component and do not exceed the maximum building height and floor space ratio 
development standards contained within the BBLEP 2013.  
 
The location of the road network to be dedicated to Council will assist applicants in designing building 
envelopes appropriate to the block patterns. 

 

Objectives 
 

O1 To provide building envelopes that enable development to achieve the nominated maximum floor 
space and height potential under BBLEP 2013;  
 

O2 To achieve development that is of a scale and form that is in context with adjoining land uses and 
public open spaces; 
 

O3 To ensure that individual development proposals are designed to an appropriate size, mass and 
separation to protect solar access to adjoining buildings and areas of public domain; and  
 

O4 To ensure built forms provide adequate amenity for occupants in terms of access to sunlight and 
natural ventilation.  
 

 

Controls  
 

C1 Residential flat buildings within mixed use developments must comply with the principles and 
provisions of State Environmental Planning Policy No 65 (SEPP 65) and the Residential Flat 
Design Code in relation to building depths. 
 

C2 Buildings fronting Bunnerong Road must not overshadow land uses on the opposite side of 
Bunnerong Road.  
 
Note: Shadow diagrams should be provided for buildings fronting Bunnerong Road. Applicants 
should step the built form fronting Bunnerong Road to address overshadowing impacts. Stepping 
of the built form may include balconies and communal spaces.  
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9D.5.2.5 Building Setbacks   
 
The Mixed Use Urban Block has frontages to local and classified roads which require different setbacks and 
treatment of the built form and public spaces. The controls within this section of the DCP relate to the retail 
ground floor and the upper storeys which may contain commercial and residential land uses.  

 

Objectives 
 

O1 Promote pedestrian activity on the ground floor; 
 

O2 Provide opportunity within the built form to develop continuous retail awnings fronting Civic 
Avenue to promote pedestrian connectivity to the Central Park and usability of the ground floor 
retail environment; 
 

O3 Provide opportunities for outdoor dining and pedestrian pathways fronting Civic Avenue and Civic 
Square; and 
 

O4 Provide building setbacks to facilitate formal landscaping fronting public open spaces, walkways 
and Civic Avenue which is consistent with the scale of the retail and commercial component of the 
buildings. 
 

 

Controls  
 

C1 Ground floor activation is required for buildings fronting Civic Square and Civic Avenue therefore 
building setbacks at the ground level must be a minimum of 4 meters to facilitate pedestrian 
walkways and outdoor dining.  
 

C2 The minimum setback to Banks Avenue shall be 6 meters to provide pedestrian walkways that 
are consistent along Banks Avenue and promote pedestrian access to Westfield Eastgardens. 
 

C3 The minimum setback for buildings to Bunnerong Road shall be 8 meters to provide pedestrian 
walkways and separation to the low density built form on the opposite side of Bunnerong Road.  
 

C4 Buildings that front the pedestrian walkways linking Bunnerong Road, Banks Avenue and Civic 
Avenue are permitted to have no setbacks to the walkways. Articulation of the built form should 
be identified along this frontage to provide visual interest to the built form and allow the 
incorporation of landscaping and lighting within the walkways.  
 

C5 Building setbacks to Westfield Drive will be determined by consideration of the following key 
design aspects: 
 
(i) The design of pedestrian links to Westfield Eastgardens;  
(ii) The car parking design for retail/commercial access to the Mixed Use Urban Block off 

Westfield Drive; 
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(iii) The building design for natural ventilation, sunlight access and privacy to any residential 

component fronting Westfield Drive in accordance with the principles and provisions of State 
Environmental Planning Policy No 65 (SEPP 65) and the Residential Flat Design Code in 
relation to building setbacks; and 

(iv) The design and outcome objectives of the Residential Flat Design Code, including: 
a) Opportunity to suitably orientate development to address streets and corners; 
b) Opportunity to flexibly configure dwellings; 
c) Minimise opportunities for concealment of spaces; 
d) Opportunity for quality vistas, outlooks and sight lines; 
e) Ability to develop suitable landscaped, balcony, or podium or rooftop garden spaces; 
f) Suitable visual privacy; 
g) Suitable acoustic privacy; 
h) Suitable solar access and wind environments; 
i) Opportunity for improved natural ventilation within dwellings; and 
j) Improve opportunities for casual surveillance.  

(v) The existing development of the northern facade of which contains the service/loading & 
unloading areas for Westfield’s Eastgardens. 

 
 
Note: 

• Awnings and verandas along classified roads should be set back a minimum of 1.5 metres 
from the kerb; 

• Awnings and verandas along local roads that intersect with classified roads should be set 
back a minimum of 1.5 metres from the kerb for a distance of up to 100 metres from the 
intersection with the classified road; and  

• At any signalised intersections (on local roads or classified roads), awnings and verandas 
should be set back a minimum of 1.5 metres from the kerb for a distance of up to 100 
metres from the signalised intersection. 

 
 

 
 

Building Setbacks - Upper Storey Controls  
 

C6 The building setbacks for the 1st, 2nd and 3rd storeys of buildings fronting Civic Square and Civic 
Avenue must be a minimum of 3 meters from the ground floor setback. 
 

C7 Balconies will be permitted within the 3 meter setback for the 1st, 2nd and 3rd storeys of buildings 
fronting Civic Square and Civic Avenue. The balconies may incorporate awnings, signage and 
lighting opportunities for the ground floor retail below.  
 

C8 The building setbacks for the 4th storey and above for buildings fronting Civic Square and Civic 
Avenue must be a minimum of 6 meters from the ground floor setback.  
 

C9 Buildings fronting Banks Avenue must have a minimum building setback of 4 meters above the 
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4th storey. Balconies and communal terrace gardens areas will be permitted within the building 
setback to provide articulation and visual interest to the built form.  
 

C10 Buildings fronting Bunnerong Road must have a minimum building setback of 4 meters above the 
6th storey. Balconies and communal terrace gardens areas will be permitted within the building 
setback to provide articulation and visual interest to the built form.  
 

C11 Buildings that front the pedestrian walkways linking Bunnerong Road, Banks Avenue and Civic 
Avenue are permitted to have no upper storey setbacks to the walkways. Articulation in the form 
of balconies should be identified along these frontages to provide visual interest to the built form. 
 

C12 Upper storey building setbacks to Westfield Drive will be determined by consideration of the 
following key design aspects: 
 

 
(i) The design of pedestrian links to Westfield Eastgardens;  
(ii) The car parking design for retail/commercial access to the Mixed Use Urban Block off 

Westfield Drive; 
(iii) The mix of land uses within the built form; and 
(iv) The building design for natural ventilation, sunlight access and privacy to any residential 

component fronting Westfield Drive in accordance with the principles and provisions of State 
Environmental Planning Policy No 65 (SEPP 65) and the Residential Flat Design Code in 
relation to building setbacks. 

(v) The existing development of the northern facade of which contains the service/loading & 
unloading areas for Westfield’s Eastgardens. 
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9D.5.3 Design 

9D.5.3.1  Streetscape and Landscaping 
 
The Mixed Use Urban Block is focused on providing an active retail/commercial ground floor environment for 
pedestrian connectivity. As a result any landscaping or public domain treatments within the Mixed Use Urban 
Block will need to be provided within a formal setting. The provision of formal landscaping will be focused 
within Civic Square and the pedestrian walkways. Any landscaping must be compatible with the scale and 
height of surrounding buildings.  

 

Objectives 
 

O1 To enhance the pedestrian activity within Civic Square and the Pedestrian Walkways; 
 

O2 To provide shade to Civic Square thereby improving the amenity of the public domain; 
 

O3 To provide shelter to the public domain; and 
 

O4 To enhance pedestrian connectivity with surrounding land uses. 
 

 

Controls  
 

Civic Square 
 

C1 Appropriate plant species are to be used which complement the scale of surrounding buildings. 
 

C2 Sufficient depth of soil within planter beds elevated above natural ground level is to be provided to 
support the long term health of selected plant species.  
 

C3 Planter beds are to provide suitable drainage and irrigation systems to support selected plant 
species.  
 

C4 At least 15% of Civic Square must contain landscaping. Landscaping provided within formal 
planter beds is acceptable.  
 

C5 All landscaping must be designed to conjunction with street furniture and outdoor lighting within 
Civic Square.  
 

C6 Applicants must provide details of the street furniture to be provided within Civic Square and its 
design for consideration by Council’s Urban Design Review Panel. Street furniture must include 
seating, outdoor lighting and fixed shelters. 
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Pedestrian Walkways from Banks Avenue and Bunnerong Road 

 
C7 Appropriate plant species are to be used which complement the scale of surrounding buildings 

and reduce the ability of places for concealment (i.e. trees with high canopies would be more 
suitable than formal hedges.) 
 

C8 Sufficient depth of soil within planter beds elevated above natural ground level is to be provided to 
support the long term health of selected plant species.  
 

C9 Planter beds are to provide suitable drainage and irrigation systems to support selected plant 
species.  

 
C10 At least 20% of the walkways must contain landscaping. Landscaping provided within formal 

planter beds is acceptable 
  

C11 Applicants must provide details of the street furniture to be provided within the walkways for 
consideration by Council’s Urban Design Review Panel. Street furniture must include information 
boards, directional signage towards the retail centre and civic square.  
 

C12 Applicants must provide details of ground floor treatments and outdoor lighting to be used within 
the walkways which promote public safety and passive surveillance of the walkways without 
adversely impacting the amenity of residential land uses in adjoining buildings or interfering with 
traffic along Bunnerong Road and Banks Avenue.   
 

C13 Pedestrian entries to buildings fronting to the walkways will be permitted directly off the walkways 
if applicants can demonstrate safe and secure access to the buildings.  
 

C14 The treatment of the pedestrian walkways must extend along the frontage of Banks Avenue and 
Bunnerong Road to facilitate safe pedestrian movement to Westfield Drive and Westfield 
Eastgardens opposite.  
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9D5.3.2  Public Domain Interface at Ground Level 
 

The redevelopment expected to occur within the site presents an opportunity provide greater permeability to 
the site and provide high quality private and public interface at the ground level. This will promote a high level 
of pedestrian amenity within a new retail/commercial centre. Consideration of the interface at ground level will 
also consider ancillary elements such as driveways, parking areas and fencing. The quality and scale of public 
domain elements also affect the interface. 
 
Architectural quality contributes to the character and quality of the streetscape at ground level. High 
architectural quality requires appropriate composition of building elements, textures, materials and colours and 
reflects the use, internal design and structure of a development. 

 

Objectives 
 

O1 To ensure that all ground level elements of buildings visible from the street make a positive 
contribution to the public domain; 
 

O2 To design building entrances that provide a clear entry for the development that will assist in 
visitor orientation; 
 

O3 To ensure that access to parking does not dominate the streetscape; and 
 

O4 To ensure that buildings fronting Central Park, Civic Square and the pedestrian walkways address 
the different open space environments. 
 

 

Controls  
 

C1 Buildings must be designed so that clearly definable entries address the street/s. 
 

C2 The communal open spaces of buildings must not be located on the street frontage. However 
pedestrian access may be gained from the street through walkways to ground floor communal 
open spaces. 

 
C3 Side or rear boundary fencing is not permitted fronting the public domain except where 

appropriate landscaping is located in front of the fence and does not reduce the amount of 
circulation space provided to pedestrians.  
 

C4 The visual connection between the building frontage and the public domain must ensure that the 
floor level of the building frontage is at footpath level. Buildings which propose elevated building 
entries are not supported. 
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9D.5.3.3 Active Street Frontages 
 
Retail and commercial activities are a key focal point of the Mixed Use Urban Block. The nature of these land 
uses will encourage pedestrian movement and create a connected pedestrian environment from Bunnerong 
Road through Civic Square to Banks Avenue. Active frontages are encouraged along the frontage to Civic 
Avenue, Civic Square and the pedestrian walkways where retail and commercial shopfronts will address the 
public domain. Building entries should be positioned so that pedestrians can readily access the shops and 
services. 

 

Objectives 
 

O1 To provide active street frontages within the ground floor retail areas of Civic Avenue, Civic 
Square and the pedestrian walkways in order to create vitality and vibrancy in the centre; 
 

O2 To enhance pedestrian amenity by providing sun and rain protection; 
 

O3 To provide opportunities for outdoor dining; 
 

O4 To improve safety, commercial activity and street life; and 
 

O5 To enhance the character amenity and visual quality of shopping streets by the addition of 
outdoor dining areas. 
 

 

Controls  
 

C1 An active street frontage is to be provided to Civic Square, Civic Avenue and the B4 Mixed Use 
frontage to the pedestrian walkways.  
 

C2 The retail in the B4 Mixed Use Zone is to provide a variety of small scale shops and services to 
provide for the local convenience needs of the future resident community on the site, including 
chemist, convenience store, hairdresser, newsagency, food and drink premises and the like. 
 

C3 The active street frontage must comprise retail shops for a minimum depth of 10 meters from 
Civic Square or the street alignment.  
 

C4 The active street frontage is to be built for a minimum of 80% of the building length. This will allow 
20% of the ground floor areas to be designed for residential entries, lobbies, fire escapes and 
lobbies for commercial tenancies above the ground floor.  
 

C5 The ground floor lobbies for residential land uses above must be separate to the lobbies designed 
for commercial tenancies above the ground floor.  
 

C6 The ground floor height is to be a minimum of 3.6 meters from ground level to the ceiling to 
provide a strong ground floor element to the building/s.   
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C7 The front façade of the retail and commercial uses must maintain no less than 50% of the façade 
facing the street/public domain being open glass, free from blinds or advertising which would 
obstruct the public from viewing inside the building.  
 
 

C8 Outdoor dining areas must allow for safe pedestrian circulation and access and must not 
compromise or restrict the sight lines for motorists. 
 

C9 There must be a minimum clear passage width of 2 meters between the adjacent building and 
leased area for outdoor dining to allow for clear passage of pedestrian traffic at all times. 
 

C10 The number of tables and chairs that can be placed on a footpath for outdoor dining will be based 
upon the area and dimensions of the leased space. 
 

C11 No freestanding A-frame style advertisements will be allowed within outdoor dining areas. 
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9D.5.3.4 Residential and Non Residential Interface 
 

It is essential that an appropriate interface be created between residential and non-residential uses to ensure 
that there are no detrimental effects on residential amenity and that the built forms are complimentary. 

 

Objectives 
 

O1 To minimise the impact of non-residential uses and buildings on neighbouring residential 
properties; and 
 

O2 To conserve the privacy, solar, access and overall amenity of neighbouring properties. 
 

 

Controls  
 

C1 Residential apartments are not permitted on the ground floor of any building within the B4 Mixed 
Use Zone. 
 

C2 Clear boundaries between the public and private domain must be created to enhance security, 
privacy and safety. 
 

C3 Shadow diagrams must be provided for all development proposals for the summer and winter 
solstices. Shadow diagrams must show shadow impacts at 9am, 12 noon and 3pm for both 
solstices. Additional building setbacks may be required where internal site shadow impacts or 
impacts on adjoining properties are considered by Council to be unreasonable. 
 

C4 The design and positioning of all mechanical plant and equipment (i.e. air conditioning units, 
mechanical ventilation, duct work and exhausts) must be taken into account early on in the design 
process. The non residential use must not have a negative influence on residential uses 
concerning noise or odour. 
 

C4 Development (and the amenity of the proposed use) to Westfield Drive needs to consider the 
existing development of the northern facade of which contains the service/loading & unloading 
areas for Westfields Eastgardens. 
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9D.5.3.5 Residential Design  
 
Residential design needs to be considered if the B4 Mixed Use Urban Block is to contain a residential 
component. The following controls relate to residential development within the B4 zone and its relationship to 
the retail/commercial uses.  

 

Objectives 
 

O1 To provide a mix of dwellings that enables multiple housing options for the community; and 
 

O2 To ensure that the size of the residential dwelling within flat buildings provides adequate internal 
living areas. 
 

 

Controls  
 

C1 The dwelling depth to be based upon SEPP No.65 design principles and the Residential Design 
Code requirements relating to dwelling depths.  
 

C2 All dwellings shall be subject to the following minimum dwelling sizes: 
 
Studio:                       60m² 
One (1) bedroom:      75m² 
Two (2) bedrooms:    100m² 
Three (3) bedrooms: 130m² 
Four (4) bedrooms:   160m² 
 
Note: Dwelling size means the area inside the enclosing walls of a dwelling but excludes wall 
thickness, vents, ducts, staircases and lift wells. 
 

C3 The combined total number of studio units and one-bedroom apartments/dwellings shall not 
exceed 35% of the total number of apartments/ dwellings at each stage of the approved 
Masterplan under Part 9D.1.5 - Specific DA Requirements for the Site. 
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9D.5.3.6 Private and Communal Open Spaces - Residential Development 
within the Mixed Use Urban Block 

 

Objectives 
 

O1 To provide residents with opportunities for both passive and active recreation opportunities; and 
 

O2 To maximise the visual outlook from the residential development within the Mixed Use Urban 
Block. 
 

 

Controls  
 

C1 Residential Flat Buildings and Mixed Use Developments containing residential units must comply 
with the principles and provisions of State Environmental Planning Policy No.65 (SEPP 65) and 
the Residential Flat Design Code in relation to landscaped areas.  
 

C2 Podiums and roof top communal open spaces are permitted.  
 

C3 Podium and roof top communal open spaces must: 
 

(i) Have a minimum depth of 8 metres;  
(ii) Where possible, should be orientated to the north to maximise solar access and natural 

daylight; and 
(iii) Be landscaped and include recreational facilities for example BBQ facilitates, seating, and 

play equipment. 
 

C4 The design of communal open spaces must be included within the DA plans for development 
approval. Plans must detail the location of recreational facilities, lighting, access and landscaping.  
 

C5 The minimum private open space requirement per dwelling for mixed use developments are as 
shown in Table 12.  

  
Table 12 - Minimum Private Open Spaces per Dwelling 

 
Studio and 1 bedroom 12m² 

2 bedrooms 15m² 

3 bedrooms 19m² 

4 bedrooms + 24m² 
 

C6 Private open spaces must be directly accessible from the main living areas within the dwelling 
and be clearly defined for private use.  
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9D.5.3.7  Building Entries 
 
Building entries need to be treated within the Mixed Use Urban Block due to the multiple land uses requiring 
access to the ground floor including access to public and private land uses. Building entries need to define the 
public and private domain to improve the functionality of the ground level.  

 

Objectives 
 

O1 To articulate the building entries to provide clarity to the public and private domain; and 
 

O2 To ensure the safety of the public domain for retail/commercial users and future residents.  
 

 

Controls  
 

C1 Building entries need to be clearly defined especially where there are multiple uses both public 
(retail/commercial) and private (residential) beyond the ground floor.  
 

C2 Signage and access arrangements to the different land uses need to be clearly defined within the 
Development Application.  
 

C3 Entries to retail/commercial spaces are to be linked to public spaces as part of an active street 
frontage where possible. 
 

C4 Entries to residential buildings should be treated with different building materials where accessed 
from the ground floor area to define the difference between the public and private domain. 
 

C5 Entries to residential areas should not be located to the rear of behind retail areas but should 
have safety features for 24 hour access by residents and or visitors.  
 

C6 Details of the treatment of the commercial/retail areas for after hours safety of the precinct is to be 
included in the development application. 
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9D.5.3.8 Signage 
 
Signage plays an important role in identifying retail and commercial uses, and in creating a lively retail and 
commercial streetscape. Signage should be appropriate to the building form’s geometry and architectural 
features, which facilitates in establishing the building’s character and enhancing the broader character of the 
area. 

 

Objectives 
 

O1 To ensure signage considers and complements the building form and character of the Urban 
Block; and 
 

O2 To limit the overall quantity of signage in the precinct to avoid the creation of visual clutter on 
buildings and streetscapes. 
 

 

Controls  
 

C1 Signage must be incorporated in with the principal design lines of the building and details of a 
consistent signage style submitted with the initial Development Application for the 
retail/commercial component which all retail/commercial developments must adhere to.  
 

C2 Signage must comply with Part 3D - Signage.  
 

C3 Signage must not be positioned to obscure notable architectural features. 
 

C4 The signs must not be positioned to extend beyond awnings. 
 

C5 The size of signs must not dominate or suppress architectural elements of the building or 
neighbouring buildings. 
 

C6 Signage for products and services not directly relating to the retail and commercial services 
provided on the premises must not be set up along buildings, awnings and side boundary walls. 
 

C7 The number of signs on the building facade, not including signs hanging from suspended 
awnings, is limited to one per lessee/owner. 
 

C8 Hanging (i.e. bracketed) signs are limited to one below the awning per lessee/owner. 
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9D.5.3.9 Links to Westfields Eastgardens 
 
The inclusion of a retail/commercial area within the Mixed Use Urban Block should consider future connections 
to the Westfield Eastgardens commercial development located on the opposite side of Westfield Drive. Any 
future connections will need to be the subject of negotiations with owner of the Westfield Eastgardens site to 
link the two retail zones.  

 

Objectives 
 

O1 To provide a link between the two zones – B3 and B4 Zones; and 
 

O2 Provide greater pedestrian connectivity to existing public facilities including the bus interchange 
located within the Westfield Eastgardens site adjoining Bunnerong Road. 

 
 

Controls  
 

C1 Applicants must identify pedestrian and/or vehicular links with Westfield Eastgardens where a 
building has a façade fronting Westfield Drive.  
 

C2 Applicants must submit written evidence with their development application that discussions and 
negotiations have been undertaken with the landowner of the Westfield Eastgardens site in an 
attempt to establish links through the Westfield’s Eastgardens shopping centre, even if those 
negotiations are unsuccessful.  
 

C3 The design of the civic square and retail ground floor area must be designed such that future 
connection points with Westfield Eastgardens can be established.  
 

 
 



 
 

P a g e  | 74 

Part 9D – 130-150 Bunnerong Road, Eastgardens                                           Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

9D.5.3.10 Vehicular Access  
 
Due to the number of land uses possible within the Mixed Use Urban Block this DCP proposes to separate the 
residential traffic from the retail and commercial traffic. All residential traffic will have access from Civic Avenue 
with all retail and commercial traffic to be limited to access via Westfield Drive. Depending upon the traffic 
volumes upgrading of Westfield Drive to accommodate additional traffic volumes may be required. 
 

Objective 
 

O1 To ensure safe and efficient vehicular access. 
 

 

Controls  
 

C1 Vehicular access to the retail/commercial component of the B4 Mixed Use zone shall be restricted 
to entry and exit from Westfield Drive.  
 

C2 The restriction of retail and commercial vehicular access as specified within C1 above may be 
altered where the B4 zone does not contain a residential development component. Retail 
vehicular access in this instance may be considered from Civic Avenue.  
 

C3 If the B4 Mixed Use zone includes a residential component residential traffic access is to be 
separated from the retail/commercial traffic by restricting the residential traffic to enter and exit 
from Civic Avenue.  
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9D.5.3.11 Loading and Unloading 
 

On site loading and unloading areas are required to ensure that delivery and operational vehicles do not block 
roads and public domain areas resulting in reduced visual amenity and unnecessary safety issues. 

 

Objectives 
 

O1 To ensure that vehicles do not stand on the road, footway or public domain; and 
 

O2 To maintain high quality, safe public domain areas. 
 

 

Controls  
 

C1 All commercial developments and mixed use developments must provide onsite loading and 
unloading areas. 
 

C2 Loading and unloading areas are to be well hidden or screened from the public domain and 
should be located underground where practical. 
 

C3 Loading docks must be located so that vehicles do not stand on any public road, footway, 
laneway or service road. 
 

C4 Vehicles accessing the loading and unloading areas are to enter and exit in a forward direction. 
Details are to be provided with the development application indicating the maximum size delivery 
vehicle and swept paths for that vehicle accessing the loading dock. 
 

C5 Loading docks are to comply with AS 2890/2 (2002) - Off street commercial vehicle facilities. 
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9D.5.3.12 Sydney Water Infrastructure 
 
Sydney Water has significant stormwater infrastructure bisecting the site in particular stormwater assets 
bisecting the B4 Mixed Use zone. The following requirements must be met to satisfy any impact to Sydney 
Water infrastructure. 

 

Objectives 
 

O1 To protect Sydney Water Infrastructure. 
 

 

Controls  
 

C1 Development Applications must not include any building or underground car parking structures 
within 1 metre of any Sydney Water stormwater asset or within the existing easement for any 
Sydney Water stormwater asset, whichever is the greater clearance.  
 
Note: The term ‘buildings’ referred to in C1 above includes the provision of underground or 
overhead services other than those directly (nearly perpendicular) crossing the asset / easement, 
and expensive very high quality landscaping elements such as constructed ponds. No filling is to 
be carried out within 3 metres from the outside edge of the existing Sydney Water stormwater 
asset.  
 

C2 All overland flow paths associated with Sydney Water stormwater assets are to be preserved 
and/or appropriately restored where obstructed by legacy development.  
 

C3 Any structure within the zone of influence of the existing Sydney Water stormwater asset shall 
require Sydney Water approval and shall comply with "General Requirements for Building 
Adjacent to Stormwater Channel".  
 

C4 Applicants shall also demonstrated compliance with Part 9D.7.2 - Stormwater and WSUD 
contained within this DCP to address stormwater design and management. Any variation to the 
controls contained within Part 9D.7.2 - Stormwater Management and WSUD will need to be 
accompanied by a revised stormwater and flooding report that addresses Council’s minimum 
stormwater guidelines and any Sydney Water standards for development. 
 
Note: The controls - C1 to C5 above - were provided by Sydney Water when they reviewed the 
stormwater and flooding reports prepared by Aurecon (refer to Part 9D.1.1 - Background). 
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9D.6  General Controls  

9D6.1 Design Excellence 
 
Clause 6.16 of the Botany Bay Local Environmental Plan 2013 identifies the site as a key site within the 
Botany Bay LGA. As a key site Council must consider whether development within the site exhibits design 
excellence. The consent authority must have consideration to the following matters: 
 Whether a high standard of architectural design, materials and detailing appropriate to the building type 

and location will be achieved; 
 Whether the form  and external appearance of the proposed development will improve the quality and 

amenity of the public domain; 
 Whether the proposed development detrimentally impacts on view corridors; and 
 Whether the development is of a sustainable design.  

 

Objectives 
 

O1 To provide excellent design quality within the revitalisation of the site; 
 

O2 To ensure the scale and modulation of development achieves high quality buildings and spaces 
that respond to the context of the area; and 
 

O3 To encourage architectural design that reflects an innovative and imaginative use of space, form 
and materials. 

 
 

Controls  
 

C1 Development (if applicable) must be accompanied by a design statement addressing the design 
quality principles of State Environmental Planning Policy No. 65 - Design Quality of Residential 
Flat Development. 
 

C2 Any development application must be accompanied by a design statement addressing the 
matters for consideration outlined under Clause 6.16 of the BBLEP 2013. 
 

C3 All Development Applications for land to which this Part applies will be referred to Council’s 
Design Review Panel for consideration.  
 

C4 All Development Applications must be accompanied by a materials and finishes board which 
detail the architectural design of buildings and the use of sustainable design features and the 
buildings interaction with the public domain with specific consideration of the impact on the 
Central Park located within the site.  
 

C5 All Development Applications must be accompanied by a site analysis which documents the 
location of view corridors of the building and surrounding buildings to identify the impact to 
existing view corridors.  
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9D.6.2  Maintenance 
 
Long term maintenance of buildings is supported by detailed design and material selection. Ongoing 
maintenance ensures the longevity of quality architectural and landscape design, and sustains and increases 
the value of property and minimises the life-cycle cost of a development to owners. 

 

Objectives 
 

O1 To ensure long life and ease of maintenance for all development; and 
 

O2 To ensure that on site landscaping is maintained. 
 

 

Controls  
 

C1 Windows are to be designed to enable cleaning from inside the building, where possible. 
 

C2 Buildings must incorporate and integrate building maintenance systems into the design of the 
building form, roof and facade. 
 

C3 Materials must be durable and can be easily cleaned and are graffiti resistant. 
 

C4 Appropriate landscape elements and vegetation must be chosen along with suitable irrigation 
systems. 
 

C5 A maintenance schedule of works is to be included in all landscape plans to be lodged with any 
development application to ensure landscape works will be maintained at all times to Council’s 
satisfaction. 
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9D.6.3 Wind Mitigation 
 
A windy environment may cause discomfort and become a hazard to pedestrians. Furthermore downdrafts 
from buildings can have a detrimental effect on the quality of street trees. It is vital the development considers 
the affects it will have on wind patterns that already exist in the area. This is a matter for consideration in the 
design and planning of the pedestrian walkways through from Bunnerong Road to Civic Avenue and Banks 
Avenue to Civic Avenue.  
 

Objectives 
 

O1 To ensure long life and ease of maintenance for all development; and 
 

O2 To ensure that on site landscaping is maintained. 
 

 

Controls  
 

C1 All new buildings are to meet the following maximum wind criteria: 
 
(i) 10 metres/second along commercial/retail streets; 
(ii) 13 metres/second along main pedestrian streets, parks and public places; and 
(iii) 16 metres/second in all other streets. 
 

C2 Taller buildings must consider the shape, location and height of buildings to satisfy wind 
measurements for public safety and comfort at ground level. In addition, open terraces and 
balconies must not be detrimentally affected by wind. 
 

C3 A Wind Report is to accompany the Masterplan DA required in Part 9D.1.5 - Specific DA 
Requirements for the Site and at all subsequent stages of the development. 
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9D.6.4 Reflectivity 
 
Reflective materials used on building exteriors can result in undesirable glare for pedestrians, and potentially 
hazardous glare for motorists. Reflective materials can also transfer additional heat load to other buildings. 
Thus, the excessive use of highly reflective glass is discouraged. Buildings with glazed roofs, facades or 
awnings should be designed to minimise hazardous or uncomfortable glare arising from reflected sunlight. 

 

Objectives 
 

O1 To limit sunlight reflection from buildings to neighbouring areas and other buildings; and 
 

O2 To ensure amenity and safety for pedestrians and motorists. 
 

 

Controls  
 

C1 The placement, orientation and configuration of new buildings and facades must not result in 
glare that produces discomfort or endangers safety of pedestrians or motorists. 
 

C2 The placement, orientation and configuration of new buildings and facades must not result in 
glare that produces discomfort or decreases amenity to neighbouring commercial, residential 
areas or the public domain 
 

C3 Visible light reflectivity from building materials use on new building facades must not exceed 20%. 
 

C4 A reflectivity report examining the effects of possible solar glare on pedestrians and motorists may 
be necessary, subject to the scope of a proposal and the nature of glazing and reflective 
materials. 
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9D.6.5 Car Parking 
 

Objectives 
 

O1 To ensure the provision of adequate on-site car parking; 
 

O2 To ensure that on-site car parking does not dominate or detract from the appearance of the 
development and the local streetscape; 
 

O3 To ensure that parking areas and access routes are integrated within the landscape design; 
 

O4 To ensure a high standard of surface finish; and 
 

O5 To minimize the visual impact of expansive driveway surfaces. 
 

 

Controls  
 

General  
 

C1 Residential flat buildings shall comply with the principles and provisions of State Environmental 
Planning Policy No. 65 and the Residential Flat Design Code in terms of parking and vehicle 
access. 
 

C2 All developments must comply with the car parking and bicycle rates and design requirements 
within Part 3A - Car Parking.  

 
C3 Car parking areas must be located and designed to: 

 
(i) Conveniently and safely serve users, including pedestrians, cyclists and vehicles; 
(ii) Enable the efficient use of car spaces and access ways, including adequate manoeuvrability 

for vehicles between the site and the street; 
(iii) Fit in with any street network hierarchy and the objectives of that hierarchy and with any other 

related local traffic management plans; 
(iv) Be cost-effective; and 
(v) Not dominate or detract from the appearance of the development and the local streetscape. 
 

C4 All internal circulation roadways, aisles, ramps driveways and car parking areas and loading area 
must be designed to comply with the requirements in Part 3A - Car Parking and Australian  
Standard AS 2890.1 Off Street Car parking. Small car parking bays are not permitted for 
residential flat buildings.  

 
C5 Visitor’s car parking spaces shall be labelled clearly and resident car parking shall be numbered 

to the relevant dwelling. 
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C6 Provision is to be made for furniture removalist vehicles to be able to park wholly within the site 

for any development with more than 20 units/dwellings. The size of the furniture removalist 
vehicles shall be assumed to be a Medium Rigid Vehicle (MRV) as defined in AS2890.2.  

 
 

Basement Car Parking 
 

C7 Basement car parking: 
 

(i) Must not protrude further than 1.2 metres out of the ground when measured from natural 
ground to the top of the slab at ground floor level of the building;   

(ii) Must be located under the building footprint of the dwellings; 
(iii) Must not extend under dwelling balconies or landscaped areas;  
(iv) Must be located under balconies or landscaped areas that part of the basement car park is to 

be included in site coverage calculations; 
(v) Must be designed to have adequate vertical clearance for  the largest vehicle accessing the 

basement car parking area; 
(vi) Must have a suitable intercom system link to all units within the development at the vehicle 

entrance to the car parking area to ensure visitors to the site can gain access to visitor 
parking; 

(vii) For mixed use developments shall located the loading/unloading facilities separate from the 
vehicle car parking area; and  

(viii) For mixed use developments shall provide a security roller gate or door to provide separation 
between residential and non-residential car parking areas.  

 
  
 

Material  
 

C8 Stencilled concrete and exposed aggregate are unacceptable as they do not stand up well to the 
traffic movement and frequent turning common in multi-unit housing developments. 
 

C9 Plain and coloured concrete is not acceptable as it does not provide any visual interest (and 
hence attractiveness) for the observer and it also reflects strong light in the form of glare. 
 

C10 Driveway materials must be clay/concrete pavers, cobblestones or coloured, pattern stamped 
concrete.  
 

C11 If pattern-stamped concrete is used it must be coloured to reduce harsh glare and finished with a 
non-slip surface. 
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9D.6.6 Adaptable Housing  
 
People who design, build, own, manage, lease, operate, regulate and use premises have responsibilities to 
comply with the Disability Discrimination Act, 1992 (DDA). The DDA seeks to eliminate bias against people 
with disabilities and protect their rights. The DDA states that failure to provide equal access is unlawful, unless 
to do so would impose an unjustifiable hardship. 
 

Objectives 
 

O1 To provide housing for people with disabilities or mobility needs with the community; and 
 

O2 To ensure the provision of equitable access to meet the housing demands of a cross section of 
people within the community. 

 
 

Controls  
 

C1 Development must comply with Part 3C - Access and Mobility.  
 

C2 A statement from the architect or builder must be submitted with the development application 
certifying that the adaptable dwelling has been designed in accordance with the provisions of the 
Australian Standards AS 4299-1995 Adaptable Housing.  
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9D.6.7 Bicycle Parking 
 

Objective 
 

O1 To provide for alternative modes of transport.  
 

 

Controls  
 

C1 A communal bicycle rack/storage space must be designed and provided in accordance with Part 
3A - Car Parking. 
 
Note:  Multiple bicycle racks may be required in larger developments. 
 

C2 Communal bicycle racks must be well lit after sunset and before sunrise and be located in an area 
where passive surveillance is achieved.  
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9D.6.8 Views 
 
Local views contribute to the sense of place. Preservation and, where possible, enhancement of public views 
to landmark and landscape features allow people to interpret and appreciate the special character of the area. 
It is also important to promote view sharing between properties to balance access to private views from 
properties. 
 

Objectives 
 

O1 To preserve and enhance district and local views which reinforce and protect the precincts urban 
form and enhance legibility; 
 

O2 To encourage view sharing through complementary siting of buildings, responsive design and 
well-positioned landscaping; and 
 

O3 To ensure highly visible sites are designed in scale with the precinct’s setting and encourage 
visual integration and connectivity between places. 

 
 

Controls  
 

C1 Development is to preserve views of significant topographical features such as the urban skyline, 
landmark buildings and areas of high visibility. 
 

C2 Building design, location and landscaping is to encourage view sharing between properties. 
 

C3 Existing significant view corridors as viewed to and from public places must be protected. 
 

C4 The opportunity to create new view line corridors will be taken wherever possible and appropriate. 
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9D.6.9 Acoustic Privacy 
 

Objective 
 

O1 To ensure that all residents are provided with a reasonable level of acoustic privacy. 
 

 

Controls  
 

General 
 

C1 New dwellings shall be designed and constructed to comply with the criteria specified in Table 13 
for all noise intrusion from external noise sources (including mechanical services noise from 
within the development itself). 
 

C2 The noise from the Westfield Eastgardens loading docks shall be taken into account. 
 

C3 Where multiple dwellings are provided within the same building, the building shall be designed 
and constructed to comply with the requirements of the BCA regarding acoustic insulation and 
noise transmission of walls and floors. In order to meet these requirements, the following design 
measures are to be incorporated in the development : 

 
(i) Buildings are to be designed and rooms positioned to reduce noise transmission within and 

between dwellings; 
(ii) Bedrooms should be designed so that wardrobes act as sound buffers between rooms or 

dwellings;  
(iii) Windows and doors should be located away from external noise sources, or buffers used 

where separation cannot be achieved;  
(iv) Materials with low noise penetration properties should be used where practical; 
(v) Locate bedrooms and private open spaces away from noise sources such as garages, 

driveways, mechanical equipment and recreation areas; and 
(vi) Mechanical equipment, such as pumps, lifts or air conditioners should not be located adjacent 

to bedrooms or living rooms of dwellings on adjoining properties.  
 

C4 Where the height of the proposed development is higher than the existing height of the localised 
building stock (and the proposed development has a direct line of sight to the seaport and/or the 
airport) an acoustical assessment by an accredited acoustical consultant is required which takes 
into account noise from the operations of Port Botany and Sydney Kingsford Smith Airport. 
 

C5 An acoustic report prepared by a certified acoustic consultant must be submitted with the 
development application addressing the requirements detailed in C1 to C4 above. 
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Table 13 - External Noise Intrusion Criteria 
 

Internal area Time 
Repeatable Maximum 

Laeq (1 Hour) with 
closed windows and 

doors 

Repeatable Maximum 
Laeq (1 Hour) 

with open windows 
and doors 

Living Areas  Day or 
Night  

< 40 dBA  <50dBA 

Sleeping Areas  Day or 
Night  

< 40 dBA  <50dBA 

 

 
 

Road Noise 
 

C6 Development on land which is a classified road or any other road with an annual average daily 
traffic volume of more than 40,000 vehicles (based on the traffic volume data published on the 
website of the RMS) must consider the requirements of the Development Near Rail Corridors and 
Busy Roads - Interim Guideline (19 December 2008) in accordance with cl.87(3) and cl.102(3) of 
SEPP (Infrastructure) 2007. An acoustic report prepared by a certified acoustic consultant must 
be submitted at development application stage to demonstrate compliance with this Guideline.  
 

C7 Where dwellings are located on a classified  roads the following are to be incorporated into the 
design of the development to reduce traffic noise within the dwelling:  

 
(i) Cavity brick walls;  
(ii) Double glazing;  
(iii) Solid core doors;  
(iv) Concrete floors; and  
(v) Recessed balconies 

 
 
 

Further Information 

 Building Code of Australia 
 Environmental Protection Authority NSW Industrial Noise Policy 
 Environmental Protection Authority Environmental Criteria for Road Traffic Noise 
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 Roads and Traffic Authority Reducing Traffic Noise - a Guide for Home Owners, Designers and 
Builders  

 Development Near Rail Corridors and Busy Intersections – Interim Guideline (19 December 2008) 
 State Environmental Planning Policy (Infrastructure) 2007 
 Relevant Australian Standards, including:  

 AS 3671 Road Traffic Noise Intrusion 
 AS 1055 Parts 1, 2 and 3 - 1997 Acoustics - Description and Measurement of Environmental 

Noise 
 AS 2107 - 1987 Acoustics - Recommended design sound levels and reverberation times for 

building interiors 
 AS 2021 Acoustics—Aircraft noise intrusion—Building siting and construction 
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9D.6.10 Storage 
 

Objectives 
 

O1 To provide secure storage for sporting, leisure, fitness and hobby equipment; and 
 

O2 To provide storage for everyday household items within easy access of the dwellings living areas. 
 

 

Controls  
 

C1 At least 50% of the storage is to be provided within the dwelling and accessible from either the 
hall or living area. The remaining 50% of the storage may be located in the basement car park 
and allocated to the individual dwelling. 
 

C2 Accessible and adequate storage facilities are to be provided at the following rates: 
 

 Studios:                          6m³ 
 1 bedroom dwelling:       8m³ 
 2 bedroom dwellings:     10m³ 
 3+ bedroom dwellings:   12m³ 

 
C3 The storage area separate from the dwelling should be secured within the garage car parking 

area. 
 

C4 Storage areas are to have a minimum height of 1.5 metres. 
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9D.6.11 Site Facilities 
 

Objectives 
 

O1 To ensure that adequate provision is made for site facilities, such as clotheslines and storage 
areas, in the design of the development; 
 

O2 To ensure that site facilities are accessible to all residents; 
 

O3 To ensure that site facilities are thoughtfully integrated into development and are unobtrusive; and 
 

O4 To maximise opportunities for use of solar energy and natural ventilation for clothes drying. 
 

 

Controls  
 

C1 Development must not be carried out on the land until arrangements satisfactory to Sydney Water 
have been made for the provision to the land of water and sewerage services. 
 

C2 Mailboxes shall be provided in accordance with Australia Post’s requirements. 
 

C3 One (1) lift is required per forty (40) dwellings or greater part thereof and two (2) for forty or more.  
 

C4 Adequate and appropriate unit numbering is to be provided. 
 

C5 The name and address of the premises shall be displayed in a position that is clearly visible from 
the street and / or service lane to assist identification and deliveries. 
 

C6 The development incorporates adequate garbage and recycling collection areas that are 
integrated physically and visually with other built elements such as fences, walls, buildings and 
garages. 
 

C7 Garbage storage and collection points comply with the provisions of Part 3N - Waste 
Minimisation and Management. 

 
C8 Satellite dishes where they are situated in rear courtyards, etc are to be less than 1.8 metres 

above ground or not visible above any fence surrounding the site. 
 

C9 Only one (1) telecommunications/TV antenna will be permitted for each building. 
 

C10 Sunlight available to clothes drying facilities for at least 3 hours on June 21 to a plane 1 metre 
above finished ground level under the drying lines. 

 
C11 The existing above ground electricity and telecommunication cables within the road reserve and 

within the site shall be replaced, at the applicant’s expense, by underground cable and 
appropriate street light standards, in accordance with the Energy and Communication Provider’s  
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guidelines. The applicant shall bear the cost of the new installation and the first 12 months of 
additional street light charges. 
 

C12 Roller type security shutters on windows and doors are not suitable where visible from the street. 
 

C13 Where security devices are required they shall be of a design that is consistent with the design of 
the house. They should be of a simple design that does not detract from the design or 
architectural features of the dwelling. 

 
 
 

Air Conditioners  
 

C14 Air conditioning units should be sited so that they are not visible from the street. 
 

C15 Air conditioning units should not be installed on the front façade of a building. 
 

C16 Air conditioning units should not be installed within window frames or otherwise obscure a 
window. 
 

C17 Air conditioning units should not obscure architectural details visible from the street. 
 

C18 The noise level from air conditioning systems is not to exceed the Laeq 15 minute by 5dBA, 
measured at the property boundary. 

 
 

  
Drying Facilities  

 
C19 Open air, secure clothes drying facilities are to be provided in all housing developments. 

 
C20  Clothes drying areas must be easily accessible by all residents and visually screened from public 

street and recreation areas.  
 

C21 Sunlight is required to be available to clothes drying facilities for at least 3 hours on June 21 to a 
plane 1 metre above finished ground level under the drying lines. 

.  
C22 Clothes drying areas should be easily accessible by all residents and visually screened from 

public street and recreation areas.  
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9D.6.12 Safety and Security 
 

Objectives 
 

O1 To reduce opportunities for crime through the use of natural surveillance, building design and 
siting; and 
 

O2 To ensure a high level of personal safety for people who use or visit the building.  
 

 

Controls  
 

C1 Applications must comply with Part 3I - Crime Prevention, Safety and Security.  
 
Note: Applications will be referred to the NSW Police Service for comment.  
 

C2 In order to enhance safety and security, developments must be designed to: 
 

(i) Enable casual surveillance of streets, open space and entrances to buildings and communal 
areas; 

(ii) Minimise access between roofs, balconies and windows of adjoining developments; 
(iii) Ensure adequate lighting to access routes, car park areas and open space; 
(iv) avoid blank walls addressing the street frontage and other public places. Where it is 

unavoidable, planting for screening purposes or anti-graffiti paint should be used; 
(v) Maintain sight lines along pathways (i.e. avoid blind corners or hiding places); 
(vi) Use materials and features (such as street furniture, pavers, fencing and landscaping) to 

clearly distinguish between public, communal and private domains; 
(vii) In public areas, use materials that discourage vandalism (i.e. non-porous surfaces such as 

glazed ceramics or treated masonry); 
(viii) Install locks on doors and windows, and viewers to doors; 
(ix) Provide lighting to communal areas (laundries, garbage storage, pathways, lobbies, car 

parking areas and stairwells); 
(x) Locate shared facilities in areas that are well lit and will be well utilised; and 
(xi) Provide an audio or video intercom system at the entry or in the lobby for visitors to 

communicate with residents. 
 

C3 Residential flat buildings shall comply with the principles and provisions of State Environmental 
Planning Policy No. 65 and the Residential Flat Design Code in terms of site amenity and safety. 
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9D.6.13 Solar Access 
 
Solar access refers to both direct light from the sun (sunlight) and indirect light (daylight). By providing good 
solar access to buildings pleasant environments in which to live, play and work will be created. Good solar 
access design will also reduce the need to rely on artificial lighting. 
 
Ensuring new development avoids unreasonable overshadowing of internal and external spaces are high 
priorities in design for residential flat buildings. 
 

Objectives 
 

O1 To provide all habitable rooms with access to daylight; 
 

O2 To provide all habitable rooms with access to sunlight where possible; 
 

O3 To minimize the need for artificial light sources; 
 

O4 To provide functional balconies;  
 

O5 To minimize overshadowing that would reduce the amenity of neighbouring developments; and 
 

O6 To ensure development does not unreasonably diminish sunlight to neighbouring properties and 
within the development site. 

 
 

Controls 
 

C1 Residential flat buildings shall comply with the principles and provisions of State Environmental 
Planning Policy No 65 (SEPP 65) and the Residential Flat Design Code in relation to solar 
access. 
 

C2 Development must demonstrate that living rooms and private open spaces for at least 70 % of 
apartments in a development should receive a minimum of three hours direct sunlight between 
9am and 3pm in mid winter.  
 

C3 Neighbouring developments will obtain at least three hours of direct sunlight to 50% of the primary 
private open space and 50% of windows to habitable rooms; and 30% of any common open 
space will obtain at least two hours of direct sunlight between 9am and 3pm on 21 June. 
 

C4 The development application must provide solar diagrams that, as a minimum, illustrate 
compliance with the above control and comprise of plans and elevations demonstrating the 
shadows of the proposal at 9am, 12 noon, and 3pm on 21 March, 21 June and 21 December. 
 

C5 Buildings are to be designed and sited to ensure sun access to private and communal open 
space within the development, and adjoining properties and public open space.  
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C6 All development applications must include diagrams that show the shadow impact of the proposal 

at 9am, 12 noon, and 3pm on 21 June. Development sites and neighbouring dwellings are to 
achieve a minimum of 2 hours direct sunlight between 9am and 3pm on 21 June onto at least 
50% of the required minimum amount of private open space. 
 

C7 Roof terraces are to be protected with shade cloths, planting and/or pergolas. 
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9D.6.14 Visual Privacy 
 

Objectives 
 

O1 To ensure that development results in a reasonable level of visual privacy for existing and future 
residents; and 
 

O2 To ensure that visual privacy is provided both within a development and between a development 
and its neighbours.  

 
 

Controls  
 

C1 Residential flat buildings are to provide adequate separation between habitable rooms, balconies 
and non-habitable rooms, consistent with SEPP 65 and the Residential Flat Design Code. 
  

C2 To maintain reasonable privacy levels, the following is required: 
 
For Windows: 

 
(i) Windows are to be located so they do not provide direct and close views into the windows of 

other dwellings, particularly those of living areas; 
(ii) Attics windows are not to allow overlooking of adjacent dwellings or their private open 

spaces. 
 
Note: The incorporation of high level windows can minimise overlooking.  
 
Note: An outlook to the street should be provided from attic windows  
 

Decks and Balconies: 
 

(i) Building elements such as balconies and decks are to be designed to minimise overlooking of 
living areas and private open spaces of adjoining dwellings; and 

(ii) Screening devices must be incorporated on decks and balconies greater than 1 metre above 
ground level, to mitigate potential loss of privacy. 
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9D.7 Sustainable Design 
 
Sustainable development is that which meets the needs of the present generation without compromising the 
ability of future generations to meet their own needs. It includes all aspects of environmental change - ie social 
as well as physical. 
 
Residential development has an important role to play in achieving ESD principles. As well as reducing carbon 
dioxide emissions, energy efficient housing provides a more pleasant and comfortable living environment, 
which would be cheaper to run, with little additional construction costs added to the overall cost of 
development. 
 
The principles of ESD should be clearly demonstrated throughout all phases of the development process, 
including project design, approval, construction and maintenance. 

9D.7.1 Energy Efficiency 
 

Objectives 
 

O1 To promote residential development that is more comfortable to live in; and 
 

O2 To ensure development has regard to the principles of energy efficient design. 
 

 

Controls  
 

C1 A BASIX Certificate is required to be submitted with all residential development identified under 
SEPP (Building Sustainability index: BASIX) 2004. 
 

C2 Development must comply with Part 3H - Sustainable Design. 
 

C3 Development must be sited to achieve maximum solar access to living areas and private open 
space both on the development site and adjoining residential properties. 

 
Note:  Solar access can be maintained to neighbouring properties by: 

 Careful siting and orientation of buildings; 
 Use of setbacks, which increase with building height; and 
 Use of deciduous trees adjacent to boundaries. 

 
Solar access to a site can be achieved by considering: 
 Orientation and height of the building; 
 Layout of rooms; 
 Location of principal open space areas; and 
 Protection from western sun by use of deciduous trees. 
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9D.7.2 Stormwater Management and Water Sensitive Urban Design (WSUD) 
 

Objectives 
 

O1 To provide for effective and safe disposal of stormwater runoff; 
 

O2 To improve water quality of stormwater runoff for all developments;  
 

O3 To protect adjoining properties from inundation due to any development; and 
 

O4 To ensure Water Sensitive Urban Design (WSUD) principles are incorporated into the design, 
construction and operation of the site. 

 
 

Controls  
 

C1 Development must comply with Technical Guideline – 130-150 Bunnerong Road, 
Eastgardens. Refer to Part 10 – Technical Guidelines. 
 

Note: If further information is required please refer to Part 3G - Stormwater Management and 
Council’s Stormwater Technical Guidelines (Refer to Part 10 – Technical Guidelines), if there is a 
discrepancy between the Technical Guidelines and other and the above mentioned documents the 
Technical Guideline for the site will always prevail.   
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9D.7.3 Site Contamination 
 
Due to the industrial history of the City of Botany Bay, the management of contaminated land remains an 
important issue for Council and strict controls are required to maintain and protect the health of residents and 
the environment. 
 
Part 3K - Contamination creates the framework to ensure that while carrying out its planning functions, 
Council considers the possibility that a previous or adjacent landuse may contribute to contamination of the 
site, and that there may be a potential risk to human health and the environment. It also complies with the 
requirements of Managing Land Contamination: Planning Guidelines and State Environmental Planning Policy 
No.55 - Remediation of Land 
 

Objectives 
 

O1 To minimise the risks to human health and the off-site environment from the redevelopment of 
contaminated land in accordance with current standards; and 
 

O2 To adequately address site contamination issues during the development assessment process to 
ensure land is suitable or can be made suitable for its proposed use. 

 
 

Controls  
 

C1 Development must comply with site contamination assessment and site remediation as required 
under Part 3K - Contamination.  
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9D.7.4 Waste Management and Waste Minimisation 
 

Objectives 
 

O1 To avoid the generation of waste through design, material selection and building practices; 
 

O2 To reduce waste during the demolition, excavation and construction phase of development; 
 

O3 To maximise the reuse and recycling of building and construction materials and household 
generated waste; 
 

O4 To encourage waste minimisation, including source separation, reuse and recycling; and  
 

O5 To ensure the efficient storage and collection of waste. 
 

 

Controls  
 

C1 Development must comply with Part 3N - Waste Minimisation and Management.  
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1. Introduction 
 
These Technical Guidelines must be read in conjunction with Botany Bay Development Control Plan 2013, 
which provides the general objectives and controls for landscaping and the more specific landscape controls 
for various land uses and development types and provides additional information in relation to tree 
preservation, stormwater, biodiversity and green roofs and living walls.  
 
Minimum landscape requirements exist for each development type within the City. The requirements indicate 
how the development is to comply in order to obtain Council approval and to provide the most appropriate 
landscape outcome for the site.  
 
This guideline has been produced to establish a benchmark for landscaping standards and best practice 
guidelines for the landscape construction. By adopting and these standards a unified landscape character will 
be created throughout the City that will produce visual consistency, good design and an overall identity for the 
site and the City. 
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2. Site Preparation  

2.1 Clearing 
 
Clear only trees and vegetation that has been approved for removal by Council through Development Approval 
or Tree Preservation Order permit. 
 
 
3.0 Earthworks 

3.1  Earth Embankments 
 
Earth mounds and embankments shall be setout and constructed in accordance with approved landscape 
and/or civil plans and constructed to ensure minimal slumping and post-construction settling. 
 
Council requires the following:  
 

(i) Maximum grade 1 in 4; 
(ii) All imported fill to be certified clean fill, re-use of existing site soil (unless contaminated) is preferable; 
(iii) Fill layers to be 100-150mm thick and compacted to at least 90% of the dry density ratio of the 

surrounding soil, as specified by AS1289:2000 - Methods of Soil Testing for Engineering Purposes, to 
minimise slumping and further compaction/settling post-construction; 

(iv) Ensure a gradual, rounded finished profile at corners and intersections of planes unless retaining walls 
or edging are incorporated; 

(v) There should be a minimum 500mm wide shoulder between surrounding levels and commencement of 
grading. 

(vi) A settling is required prior to turfing/plantings 
(vii) Grade to ensure water is directed away from buildings and there are no low points that would result in 

ponding of stormwater. 
 
Embankments are to be stabilized where necessary to prevent erosion or soil movement by using approved 
bank stabilisation techniques such as erosion control matting, fibrous matting, rock stabilisation, edges and 
retaining walls. Use an appropriate weight material for seeding and/or planting. 
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4.0 Landscape Hard Works 

4.1 Driveway Crossings 
 
In order to retain a uniform and visually cohesive streetscape, Council does not permit driveway crossovers 
(between site boundary and kerb) to be paved in any material other than plain concrete eg. unit pavers, 
stencilled, stamped or coloured concrete. 
 
To preserve street trees and streetscape, driveway crossovers in residential areas shall be limited to one (1) 
standard crossover per allotment. All crossovers are to retain existing street trees and are to be located 
accordingly. 
 

4.2  Edges and Retaining Walls to Planter Beds and Landscaped Areas 
 
Concrete retaining edges are required around all garden beds to limit the movement of soil and mulches to 
adjoining hard surfaces.  
 
Hard edges must be a minimum of 150mm in height above adjoining surfaces to prevent the encroachment of 
vehicles into planter beds.  
 
Timber edges are unsuitable. Other masonry finishes are approved on merit. Small retaining walls maybe 
constructed from concrete blocks with a suitable robust render or finish applied. 
 
Timber edges are permissible where planter beds adjoin grassed areas either as sleeper edges or to finish 
flush. Koppers logs are unsuitable. 
 
Trees in grassed areas should be surrounded by a timber edge at least 1.2 metres from the tree trunk to keep 
grass clear from tree trunks. 
 
All hard edges on curves shall be laid in a smoothly curving form and constructed from formed or extruded 
concrete, masonry, galvanised steel or marine ply. PVC edging is not permitted. 
 

4.3  Heritage Items and Relics  
 
On heritage sites, historical items of significance should be incorporated into the overall landscape design 
(where appropriate) enabling their preservation and appreciation. This includes remnant garden elements and 
trees. The landscape design should not only retain items of natural, cultural or architectural significance, but 
should also be designed appropriately (by a heritage landscape architect) to ensure the heritage values of the 
site are appropriately integrated into the landscape. 
 
 
 
 



 
 

P a g e  | 7 

Part 10 - Landscaping Guidelines for Development Sites                 Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

 

4.4 Landscape Furniture and Public Art 
 
Embellishment of landscapes and open spaces with furniture is encouraged in medium and high density 
residential and commercial developments to embellish, add character, functionality and usage of landscaped 
open spaces. 
 
Landscape furniture includes seating, litter bins, bollards, bicycle racks, drinking fountains, tree guards, planter 
tubs and troughs, pedestrian/area lighting, BBQ’s, awnings/shelters and the like.  In public domain areas, 
furniture selection shall be to Council specification and form part of the development approval or Voluntary 
Planning Agreement. All landscape furniture must be sited and detailed in the landscape documentation. 
 
Water features can mask undesirable traffic or industrial noise and can be a visual feature or focal point in 
communal open spaces or entranceways.  
 
Similarly, public art and sculpture can play a role in reflecting the identity of the local area and celebrating its 
history, culture and innovations. It can deliver a range of benefits to the community including visual and 
cultural enrichment of individual developments and the public domain, transformation of the urban fabric, 
meaning to places making them memorable and gives the community access to, appreciation and enjoyment 
of art promoting a range of educational, environmental, and social messages. 
 
Public art can be integrated into private developments, community facilities, parks and public domain 
improvements. 
 
The provision of high quality public art with a relevance to the context of the site, a consideration for public 
safety and access and incorporating low maintenance and durability is promoted. 
 
As part of the development approval process, Council would require developers to engage and install 
appropriate public artworks in private developments or the public domain where that artwork could provide a 
positive contribution to the community and the streetscape. 
 

4.5 Amenity and Area Lighting 
 
Pedestrian safety lighting is a Council requirement of medium and high density residential and commercial 
developments. Lighting shall be spaced in accordance with the lux levels of the fitting selected and in 
accordance with Australian Standards including AS 4282:1997.  
 
Solar powered or LED lighting is recommended. 
 
Lighting shall allow for adequate and continuous illumination of pathways, accessways and open spaces in a 
development at night. Landscape lighting in garden beds may also be utilised in a development but is in 
addition to the pedestrian lighting requirement. 
 
Lighting shall be designed and located so as not to cause adverse impact on the amenity or nuisance to 
surrounding residents, motorists or adjoining residents through light spill. 
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4.6 Planting On Slab or Podium, Elevated Planter Boxes, Roof Gardens, Green 
Roofs, Green and Living Walls 

Green Rooves, Green and Living Walls. 
 
Integrating plants with the built environment has many advantages: it improves the visual and aesthetic 
amenity and outlook of buildings, provides habitat, ameliorates pollution (absorbs noise, absorbs dust and 
pollutants, recycles carbon dioxide), absorbs heat (reduced heat island effects), re-uses rainwater, reduces 
energy costs due to their insulation properties and generally, simply increasing green spaces. 
 
All green rooves and green (living) walls most be designed by a landscape architect or landscape consultant 
specialising and experienced in this type of landscape design so as to ensure the landscape areas are suitably 
constructed to be integrated with the building and supportive of plant life, to incorporate appropriate plant 
selection, to ensure useful and site responsive design and to ensure the long term survival of the landscaping. 
 
Refer to Part 3L - Landscaping for controls in regards to Green Roofs. 

Elevated planter boxes on podium 
 
Trees grown in these situations are subject to a broad range of environmental stresses that affect their health, 
vigour and ultimate size and survival. Where planting is to be carried out on a suspended concrete slab (roof 
gardens, balconies, over car parks) there must be average soil depths of 1000mm for trees, 500mm for 
shrubs and 300mm for lawns.   
 
Soil volume and planter bed area are equally as critical, if not more so than depth, and the dimensions are to 
be suitable for the size of plants (namely trees) selected. Square, rectangular or round planters that allow for 
root spread and root anchoring are preferred over narrow or linear planters. The dimensions of the planter box 
shall increase incrementally based on the tree species selected. In other words, ensure planter box 
proportions can accommodate the largest volume of soil possible: 
 
 Large canopy trees (8-10 metres in height) – min. soil depth 1300mm, planter dimensions 10 x 10 

metres;  
 Medium canopy trees (5-8 metre height) – min. soil depth 1000mm, planter dimensions 6 x 6 metres;  
 Small trees (3-4 metre height) - min. soil depth 800mm, planter dimensions 4 x 4 metres; 
 Shrubs - min. soil depth 500mm; 
 Groundcovers - min. soil depth 300- 450mm; and 
 Lawns - min. soil depth 300mm. 

 
All planted areas must include sub-surface drainage, drainage cell, drainage layer/aggregate and irrigation. 
 
On developments where landscaping is provided in elevated areas over concrete slab the landscape design 
must include medium and large canopy trees to provide suitable privacy screening and softening of the built 
form. The use of small trees only is not acceptable. 
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Elevated planter boxes and landscaped areas on suspended slab are to be Structural Engineer designed to 
determine and design for weight loadings. Internal drainage within the structure is required and is to be 
designed by a Structural and/or Hydraulics Engineer. External drainage weep holes are not permitted. 
 
Landscape sectional details illustrating the construction of the elevated planter bed/box are required and to be 
in accordance with the following:  
 

(i) Planter boxes shall be built to ensure soil depths above. 
 

(ii) The base of the planter must be screeded to drain all parts to a piped internal drainage outlet 
connected to the stormwater system, minimum diameter 90mm. No external weep holes. Turf areas 
require a min. 5% cross fall. 

 
(iii) A mortar haunch shall be constructed on the inside of the planter to ensure there is no external 

seepage between the floor and walls of the planter. 
 

(iv) Planters are to be fully waterproofed and sealed internally with 2 coats of a proprietary sealing agent. 
All sealed finishes are to be sound and installed to manufacturer’s directions prior to backfilling.  

 
(v) There must be adequate filtration of soil. Drainage cell must be applied to the base and sides of the 

planter. Apply filter fabric to the base and sides prior to backfilling with an imported lightweight soil 
suitable for planter boxes and that is compliant with AS 4419 and AS 3743.  

 
(vi) Provide a decorative exterior finish to co-ordinate with building finishes and indicate in the landscape 

documentation.   
 

4.7 On-site Stormwater Detention (OSD) 
 
Sub-surface concrete stormwater tanks and infiltration trenches are not to be located in areas to be 
landscaped, including the boundary setbacks of a development.  
 
Where this is unavoidable due to drainage invert levels they are to be located underneath driveway/vehicle 
circulation areas to maximise the area available for deep soil tree planting and landscaping on the site. If this 
cannot be achieved then the tank/trench should not cover greater than 50% of the landscape area, be 
appropriately located to allow effective tree planting and be constructed at a depth to permit planting above, 
including trees, to ensure deep soil landscape requirements are met. Refer to 3.6 for soil depth requirements 
over podium. No OSD or infiltration trench shall be located under the canopy dripline of existing trees or within 
an area (3-4 metres outward) of the canopy dripline. 

Above-ground rainwater tanks are not to be located within the front setback of a property or visible from a 
public street.  

Refer to Council’s Stormwater Management Technical Guidelines. 
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4.8 Playground Equipment Recommendations 
 
Where a developer elects to include playground equipment in the communal open space area of a medium or 
high density residential development, the equipment should be purchased from a reputable supplier that 
certifies the design and construction of its equipment in accordance with all relevant Australian Standards for 
playground equipment. Certified playground approved softfall undersurfacing shall also be provided under all 
play equipment in accordance with Australian Standards.  
 
Where playground is to be provided by a developer in a public park in accordance with any Voluntary Planning 
Agreement, the playground shall be designed in conjunction with Council. 
 

4.9  Paving 
 
Paver selection shall be specified in the landscape documentation, including sectional construction details, 
and included in the Schedule of Finishes. Unit pavers or tiles are the preferred finish in large scale residential 
and commercial developments.  A limited amount of concrete paving may be incorporated however large 
expanses or lengths of concrete should alleviated through the use of paver banding/headers, cobbles and the 
like particularly to delineate pedestrian zones, entries, transition zones or other special use areas. The use of 
contrasting finishes to break up large areas of concrete is also applicable to industrial developments. Paving 
and tiling shall comply with Australian Standards for slip resistance. 
 
Asphalt or bituminous pavements are generally not permitted except for vehicular loading, manoeuvring and 
parking areas in industrial and commercial developments. However the external at-grade parking areas can be 
paved in a contracting finish to enhance the appearance of these areas. 
 
Stencilled/stamped concrete is permitted only in the private driveways of detached residential dwellings due to 
its propensity for surface wear through continued use. Requirements are that there are no services or utilities 
underneath the area to be paved, the surface be sealed (and regular re-sealing) and that a header course be 
included along edges.  
 
Pre-cast concrete stepping stones in utility areas shall have a joint of no more than 50mm, backfilled with 
gravel, if used for foot traffic.  
 
Some industrial and commercial developments may be required to use concrete interlocking pavers in parking 
and vehicular use areas eg. Green Street, Meadow Way. 

4.10  Permeable Paving 
 
Permeable pavements are encouraged as part of an overall Water Sensitive Urban Design (WSUD) approach 
for the re-use of surface stormwater and runoff on a development site. Permeable pavements allow water and 
air exchange to plant roots and the soil, reduce the amount of runoff entering the stormwater system, provide 
visual and textural relief to paved areas and allow natural infiltration of stormwater in large areas of paving. 
Permeable paving helps protect large, established trees where their root systems are extensive and some 
paving is unavoidable. 
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Suitable permeable pavements include: 
 

 Crushed granite and gravels; and  
 Resin bound aggregates (usually tree pit applications only) or pre-fabricated permeable masonry 

paving units (laid over the recommended aggregate). 
 

 A small amount of cement in loose mixtures (3-5%) aids compaction and stability while allowing water 
infiltration. All loose surfaces shall be suitably graded, retained at edges and drained to prevent loose surface 
materials entering the stormwater system or spilling onto other pavements or garden beds during heavy 
rainfall. 
 
Paving on the public footway will be specified by Council. 

4.11 Public Domain  
 
Developers may be required to upgrade the public domain areas adjoining the development as part of the 
landscape plan associated with the development application or under a Voluntary Planning Agreement.  
Embellishments may include new footpath (including specialised treatments such as segmental paving), 
furniture and landscaping.  
 
All work would be required to be undertaken in accordance with Council specifications and directions and any 
work undertaken on public land must have the necessary approvals in place prior to construction. 
 
Any work carried out on public property must have all of the necessary prior approvals and permits from 
Council in place prior construction.  
 
Contractors shall hold the following insurances: 

  Public liability insurance; 
 Indemnification agreement; 
 Product liability and workers compensation insurance,; and  
 Builders license.  

 
 All work undertaken shall comply with the NSW Occupational Health and Safety Act. 

4.12 Retaining and Masonry Walls 
 
Retaining walls should be constructed of masonry or concrete. Block and brick walls must be rendered or have 
a suitable a decorative finish or render applied. Treated pine or hardwood sleeper retaining walls are only 
suitable for detached residential dwellings and are generally not permissible in industrial or commercial sites or 
at the street boundary. 
 
Large retaining walls greater than 500mm in height are required to be designed by a Structural Engineer and 
indicated in the Landscape Documentation.  All wall drainage outlets are to be screened with filter fabric and 
runoff disposed of in accordance with Council policy. Drainage aggregate layers are required behind the wall 
as is waterproofing. 
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Footings are to be designed to accommodate tree roots. 
 

4.13 Utilities (electrical and fire) 
 
If an electrical kiosk or substation is required it must be located in an unobtrusive location away from vehicle 
and pedestrian entrances to the property and preferably toward a side boundary and/or setback off the street 
boundary to enable screening (planting or structures) and maintenance of streetscape amenity. The location of 
and screening treatment surrounding the utility must be approved by Council’s Landscape Architect prior 
installation. 
 
Fire booster valve assemblies should be housed within the external face of the building structure, otherwise 
screened from view from public domain such as located near side boundaries, behind boundary walls, within 
an enclosure or screened by landscaping. 
 
Where the street electrical powers line are to be undergrounded, locate new public footpaths away from site 
boundaries to accommodate service pillars in a planted strip. 
 
4.14 Wheel Stops 
 
Wheel stops are required where car-parking spaces abut landscaped areas and planter beds. They shall be 
located in accordance with Australian Standards (AS 2890.1 and 2) and Part 3A - Car Parking of the DCP.  
 
Timber stops are not permitted. 
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5. Landscape Soft Works  

5.1 Existing Vegetation 
 
The City of Botany Bay values trees. With increasing urbanisation and the development /construction process, 
the protection of trees is an important issue for Council. Consideration must be given to existing trees early 
during site planning to incorporate existing trees into a development.  
 
Council expects the retention of healthy and/or functional trees and requires that a development proposal be 
designed to minimize tree removal or impact and ensure that the health of trees to be retained is not 
compromised by buildings, car parks, driveways, ancillary building, pools, pavements or the location of 
underground utilities.   
 
When assessing whether existing trees should be retained, Council considers various factors such as location, 
amenity (visual, environmental), function, health, form and structure, useful life, wildlife habitat and significance 
of the tree as well as impact on the development if retained and whether alternative site layouts need to be 
considered (refer to AS 4970-2009 – Protection of trees on development sites for further information). 
 
Council may require an independent Arborist’s report prior to the determination of a development application. 
 
Council will only approve removal of a tree if the tree is in poor or declining condition, is hazardous or has a 
minimal safe useful life expectancy or if it can be shown that it is not possible to provide an alternative layout 
or design to allow retention of the tree as it would render the development economically unviable. 
 
It is the developer’s responsibility to ensure that new buildings or structures are located the required distances 
away from existing trees. Council will generally not permit the removal of healthy trees nor the pruning of tree 
canopies to accommodate a new building or the increase in height of a building. 
 
Refer to Part 3F - Tree Management of the DCP further requirements. 

5.2 Protection of Existing Trees 
 
Protective measures both before and during construction are required of all existing trees to be retained on a 
development site. 
 
At site establishment, and prior to any works occurring including demolition, trees are to be physically 
protected with a temporary fence. Fencing must be located underneath the canopy drip line as far as possible. 
Larger areas may be required for significant trees. The fence is to remain in place until practical completion of 
all construction work.  For trees where fencing under the dripline is not possible trees, trunks and lower 
branches are to be protected with carpet underlay or similar and lengths of timber secured by wire. Refer to 
the conditions of approval. 
 
There is to be no activity within the fenced off tree protection zone. Natural ground level shall be maintained. 
Site sheds, stockpiles, storage, cleaning of tools/machinery and parking shall be located remotely from all 
protected trees. Trenching for underground services is generally not permitted nor is overhead electrical 
service wires. Notices are to be posted on the protective fencing indicating that it is a tree protection area and 
a notice placed in the site manager’s office with contact details for the Arborist. 
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The Soil and Water Management Plan is required to show all existing trees to be retained and measures to be 
undertaken to enable their preservation. Sediment fencing and dish drains shall not be located within the 
dripline.  
 
The Hydraulics Design Engineer is required to account for existing trees to be retained during stormwater 
design (storage and disposal) on any site. Sub-surface storage tanks, infiltration trenches and stormwater pits 
and pipes are not permitted within the dripline of any existing tree or within a 2-3 metre radius outward of the 
dripline to enable preservation of the root system. 
 
Where building work or trenching is unavoidable within the fenced tree protection zone work shall be 
undertaken manually and supervised by an Arborist. Exposed roots shall be protected by hessian and a layer 
of mulch.  
 
Where a masonry boundary fence may impact or conflict with tree roots, a pier and beam or bridged footing 
will be required. Strip or trench footings will not be permitted.  
 
Retaining walls or changes in level are not permitted near existing trees. Areas of new paving should be kept 
several metres away from tree trunks to prevent root compaction and loss of aeration and water penetration to 
tree roots and minimise later pavement damage. 
 
Refer to AS 4970-2009 – Protection of trees on development sites for further information and Part 3F - Tree 
Management of the DCP 2013 for further Council requirements. 
 
 

5.3 Water Sensitive Urban Design (WSUD) / Site Responsive Stormwater 
Design 

 
WSUD is about the integration of water cycle management into urban planning and design. It involves the 
planning and design of urban environments (new or retro-fitted) that supports healthy ecosystems through 
water management. Some of WSUD aims are: 
 

 Protect water quality (surface and ground water); 
 Improve the quality of water discharge to the natural environment; 
 Incorporate collection and re-use of runoff - roofwater and stormwater; 
 Reduce run-off and peak flows due to urban development; 
 Enhance social amenity in urban areas through the use of multi-purpose greenspace - integration of 

landscape and water; and  
 Minimise drainage infrastructure costs. 

(Source: The National Water Commission). 

In relation to landscape practices, runoff discharge and volume to the stormwater system can be minimised by: 
 
 Permeable pavement materials; 
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 Reduced amounts or expanses of impervious pavements and surfaces; 
 Directing runoff to garden beds rather than to the street or stormwater systems through grading of 

paved areas;  
 Harvesting roof rainwater in tanks for irrigation re-use; 
 Minimising underground drainage by using bio-swales, wetlands, infiltration trenches or subsoil 

collection for stormwater disposal and re-use; and 
 Optimising deep soil zones for stormwater and runoff water infiltration, thereby irrigating planted areas 

and recharging the groundwater aquifer. 
 
The use of potable water in irrigation can be minimised by: 
 
 Reducing the need for irrigation through appropriate plant selection and hydrozoning (grouping plants 

of similar water needs together). 
 Using water efficient irrigation systems (drip); 
 Mulching to retain soil moisture. 
 Less lawns. 
 Enhanced soil porosity and soil water retention through the use of soil improvement and water 

retention soil additives; and 
 Draining and grading paved areas to garden beds 

 
For further information and requirements refer to Council’s Stormwater Management Technical Guidelines 
and Part 3G - Stormwater Management of the DCP.  
 

5.4 Irrigation    
 
The use of recycled water from rainwater tanks is recommended across all developments. 
 
Irrigation must comply with Sydney Water requirements and regulations. Watering systems are to be designed 
and installed by a qualified irrigation consultant and should be specific to plant needs and soil type. Water 
saving devices such as rainfall/moisture, temperature and wind sensors should be incorporated into the 
design. Drip irrigation systems are more efficient. The system needs to ensure sufficient coverage of planted 
and lawn areas as well as individual trees and attention must be paid to ensure there is no overspray onto 
paved areas resulting in runoff and water wastage. 
 
Planting techniques such as hydrozoning, organic mulches and appropriate plant selection should be 
incorporated into the landscape design to reduce watering and irrigation. Other actions to consider to reduce 
reliance on irrigation and enhance stormwater infiltration are described above in 4.3. Employ WSUD 
techniques wherever possible, even in small scale developments. 
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5.5 Natives and Indigenous Vegetation 
 
Generally, native plants are recommended in a planting scheme with 70% to 80% of the planting palette being 
native species. Selected indigenous natives may be included where appropriate and suitable to the non-
natural site conditions. 
 
If using locally native, or Indigenous species, species must be selected that are suitable to site conditions. 
Most developed sites impart environmental and growing conditions drastically altered from the natural 
conditions that these plants usually favour. For example, soils are imported, adequate solar access may not be 
available, locations are exposed, local temperatures increased due to pavements and buildings next to planted 
areas, planters are irrigated rather than relying on rainfall and drainage not natural.  
 
A detailed knowledge of the site conditions required by individual indigenous species is required prior to using 
them in a planting design as it may lead to failure of the planting scheme or planting not meeting the objectives 
of the landscape design. 
 
Where locally native species are used, purchase plants from a nursery propagating from locally collected 
seed, arrange plants in islands rather than strips or single specimens, keep lawns away, use organic low 
nutrient mulches, avoid fertilisers, chemicals and irrigation and use the plants where they can grow naturally 
without mowing, hedging or whipper snipping. Maintain natural (deep soil) drainage conditions on the site 
where possible. 
 

5.6 Soil Improvement and Fertilisers 
 
Botany’s soils are generally sandy with poor water and nutrient holding capacity. Soil should be improved with 
suitable composts, soil conditioners and manures applied at the manufacturer’s recommended rates, blending 
into the subgrade to 200mm (refer to AS 4454:1999 - Compost, soil conditioners and mulches). Recycled and 
organic composts and soil conditioners are recommended. When growing locally native (indigenous) species it 
is recommended the natural soil be unaltered or improved with suitable additives only.  
 
The use of fertilisers should be minimised to reduce nutrient loadings on the stormwater system. Most natives 
do not require fertiliser. Organic fertilisers are recommended. Water retention additives are recommended to 
enhance the water holding properties of the soil during plant establishment. 
 
Aerate compacted soils and correct the pH of soils affected by construction activities or prior land uses. 
Remove builder’s debris, concrete, cement and other deleterious matter from areas to be landscaped prior to 
planting. 
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5.7 Mulch 
 
Use only mulch that is certified weed free and meets AS 4454.  Mulch to a minimum depth of 75mm keeping 
clear of stems.  
 
For trees in grass, mulch in a 1 metre radius from the tree trunk and to a depth of 100mm. Check mulch 
placement/gradient to ensure it cannot be washed into drains – retaining edges will be required in this case. 
 
Recycled organic mulches are recommended - are a mixture of green and wood waste that decompose over 
time adding nutrients to the soil.  Other acceptable mulches are brush chippings, leaf litter mulches and pine 
bark (plantation timber by-product only). 
Gravel is not a suitable mulch in garden beds as it is inorganic and does not add nutrients to the soil. Their use 
should be restricted to ancillary, utility or service areas. 
 
Synthetic weed control matting laid between soil and mulch layers is not permitted as it greatly reduces soil 
aeration and moisture penetration. Organic mulches that are topped up regularly to ensure 75-100mm depth is 
recommended to reduce weed growth. 

5.8 Imported Landscape Soils  
 
Imported soils for landscaped areas shall be in accordance with AS4419:1998 – Soils for Landscaping and 
Garden Use. Recycled soils and garden mixes are recommended. Soil mixes for planter boxes on podium or 
roof gardens shall be light, free draining and recommended for this particular application. A more specific mix 
may be required for roof gardens. 

5.9 Lawns and Turf Grass 
 
Lawns should be practical dimensions and adequate for their purpose and have a maximum gradient of 1 in 4.  
Lawns are generally unsuitable and not recommended in industrial and commercial developments as a dense 
landscape planting scheme will be required to screen and soften buildings and external at grade parking and 
circulation areas. Hydroseeding is only permitted for stabilising stockpiles or loose material on batters.  

5.10 Root Control Barriers 
 
Strip polyethylene tree root barriers (rigid ultra durable high density polyethylene (HDPE))  is recommended for 
trees planted adjacent to or within paved areas to reduce the likelihood of pavements lifting or buckling with 
certain tree species. 
 
The barrier should be laid 900mm deep in 6 metre lengths (minimum) either side of the tree trunk or around 
the perimeter of the planting hole for pits trees in paved areas. The top edge of the barrier shall finish approx. 
20mm below the soil or adjoining surfaces. Where necessary cut the barrier to fit around underground 
services, seal to prevent root penetration in accordance with manufacturer’s recommendations. 
 
Root directors are only suitable for trees in tree pits in paved areas and should have vertical ribs on the inside, 
be installed not less than 450mm deep and joints sealed to prevent root penetration in accordance with 
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manufacturer’s recommendations. Allow a 100mm column of aggregate between the tree planting hole and 
reverse of barrier.  

5.11 Landscaping on Development Sites  
 
Sufficient trees and landscaping is to be incorporated into a planting design so that they: 
 
 Adequately soften and subdue the built form and façade of a building and reduce its visual impact; 
 Blend new development into and complement the streetscape, provide a transition and integrate 

buildings with landscaping; 
 Enhance street presentation of industrial developments; 
 Reduce the scale and bulk of the building envelope or development; 
 Provide buffers at interfaces between development types; 
 Increase canopy cover to the site and encourage green corridors; 
 Provide an appropriate scale for amenity and liveability/useability in open spaces and pedestrian areas; 
 Provide screening and privacy where needed;  
 Allow visual surveillance of the street and active street frontages where applicable (this shall not 

preclude landscaping or tree planting in setbacks but success will rely on the use of selected 
appropriate trees and shrubs); and  

 Green car parks (refer Part 3L - Landscaping of the DCP). 
 
Plant selection shall: 
 
 Be appropriate and suitable for the landscape design intent; 
 Suit the soils and microclimatic conditions on the site i.e. shade, exposure, irrigation etc; and 
 Be site responsive - enhance and embellish open spaces, setbacks and pedestrian areas, provide 

screening and shade where needed, alleviate large carpark and paving expanses, subdue buildings 
and so on. 

 
All trees in a proposed landscape design shall be super advanced, of no less than 75-100 litre container size, 
at least 2.4 metres in height and with a calliper of 45mm at 300mm above ground level. Where entry 
statements are required or for public domain plantings, larger trees may be required by Council – 100 to 400 
litres. For detached residential dwellings 45 litre trees may be specified unless replacement trees are required, 
in which case the size will be stipulated by Council. For street trees refer to Planting in the Public Domain 
below. 
 
Shrubs shall be in no less than 5 litres or 200mm pot size.  Larger shrubs required for screening, privacy, 
hedging or as feature specimens should be 12-25 litres in size. Mass planted areas of native grasses or 
indigenous species may include tube stock. 
 
Supply plants to the quality and standards recommended in “Specifying Trees” by Ross Clark. Ensure plant 
material is hardened off ready for planting. 
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Recommended planting densities/ratios per square metre for shrubs and groundcovers are provided in the 
table below. Native or decorative grasses in virocells or tubes should be spaced according to the 
recommendations of the supplier.  
 
Trees should be planted densely whilst ensuring the mature canopies are not overcrowded. Use the features 
and form of individual species to reduce the scale, height and bulk of buildings and for screening and softening 
of buildings and other site elements. 
 
Large trees should not be planted within several metres of property boundary fences to avoid future neighbour 
conflicts, which often results in the loss of significant trees or parts of them in later years.  Large trees should 
be planted several metres away from footings or have root barriers for the full depth of the footing. Root 
barriers are recommended for larger tree species planted within paved areas. 
 
The Landscape Consultant engaged must consider the likely mature height and canopy spread of each 
selected tree for the Botany area as many trees will not attain their natural height or canopy potential due to 
the local soils. This may necessitate a greater density of tree planting in the proposal. 
 
 

 
Recommended Plant 

Centres/Spacing (mm) 
 

 
Number of Plants per Square 

Metre (rounded) 
 

100 100 

150 45 

200 25 

250 16 

300 11 

350 8 

400 6 

500 4 

750 2 

1000 1 
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5.12 Planter Bed Sizes  
 
The minimum width for planter beds in all developments is 1 metre, except where otherwise stipulated in 
boundary setbacks for each development type.  
 
Landscape areas containing trees should be at least 3 metres in width and length, the area increasing 
incrementally with the mature height or size of the tree. This will reduce the need for pruning trees near 
buildings at a later date. 

5.13 Planting in the Public Domain  
 
Council requires most developers provide street tree planting or street landscaping as a contribution to the 
streetscape and public domain as a component of the development to soften the development and alleviate or 
subdue its impact upon the streetscape.  
 
Street landscaping should be designed alongside site landscaping to ensure integration of the development 
into the streetscape, taking into consideration existing planting in the street. Landscaping and street tree 
species shall be in accordance with Council’s Street Tree Plan which nominates a particular species of tree for 
each street in the LGA.  
 
All street tree or street landscaping is to be included in the landscape documentation for approval by Council. 
All work will be at the applicant’s expense.  Developers will also be required to replace the grass on the nature 
strip if required once construction is complete. 
 
The minimum size requirement for street trees is 1.8 metres in height. Container size shall be a minimum of 
100 litres.  Larger street trees (100-400 litres) may be required in some locations, for example, if there are 
existing mature trees adjoining the site, if it is a replacement tree, if screening is required or if the scale of the 
development (height and bulk) warrants it. The location of awnings and tree species must be considered. 
 
Street trees are to be single trunked and with a strong leader. A water retention additive is to be incorporated 
into the backfill mixture to assist soil moisture retention. Most trees are required to be double staked with 2600 
x 50 x 50mm hardwood stakes, tied to the tree with a hessian tie in a figure-of-8. A root irrigation system is 
also required to facilitate water reaching the rootball. This shall be a circular ag. pipe type system with outlet 
above mulch level. 
 
Street trees installed in tree pits in paved footpaths may require tree guards and the surface level of the pit is 
to be finished in accordance with Council specifications such as a resin bound porous aggregate or similar. 
Other inclusions may also be required such as structural cell or structural soils. 
 

5.14 Energy Efficient and Ecologically Sustainable Landscaping Practices 
 
Energy efficient and sustainable landscaping practices should be incorporated when designing, installing and 
maintaining landscapes (refer to Figure 1 and Figure 2). The placement of vegetation can improve the 
thermal performance of buildings, minimise the costs of heating and cooling and can have a significant impact 
on the comfort of outdoor recreation spaces. Vegetation can affect the seasonal variations in solar access, act 
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as windbreaks and channel breezes. Trees can reduce heat gain through windows by 40-80%. A 2 metre high 
pergola against the northern wall of a building covered with vines can also reduce heat gain by up to 80%.  
Evergreen tree rows used to deflect winter winds can reduce the energy used in heating a home.  
 
The following guidelines can assist an energy efficient landscape design: 
 
 Permit solar access to windows, solar panels, living areas and drying areas in winter and shade 

buildings and outdoor spaces in summer through the appropriate selection and  location of trees and 
plants.  Use broad canopied evergreen trees and vines to provide shade in summer and light canopied 
or deciduous trees for winter solar access. Winter and summer sun angles and mature tree heights and 
canopy spreads should be considered’; 

 Outdoor recreation spaces should be located on the northern side of buildings where possible to 
maximise solar access and cooling summer breezes. Trees here could be evergreen with light 
canopies or deciduous to allow winter solar penetration but consider also trees for summer shade;  

 Outdoor spaces on the western side of buildings should contain broad canopied evergreen trees for 
summer shading and to buffer cold winter winds;  

 Outdoor spaces on the southern side of buildings can be planted with a row of trees to act as a 
windbreak; 

 Vines, pergolas and shrubs can provide insulate and cool buildings. Tall bushy shrubs or small canopy 
trees on the western side of buildings can intercept the low angled afternoon summer sun; and 

 Broad canopied trees greatly reduce glare and heat and provide shade in car parks and vehicle 
circulation areas where there are large expanses of paving. Also, minimise the amount of hard surfaces 
to reduce heat reflection and glare and reduce water run-off. Trees adjacent to patios and pools reduce 
heat and glare. 
 

Sustainable development principles can be incorporated into the design and installation of landscapes.  The 
basic principles of ESD are to minimise the consumption of resources particularly non-renewables, preserve 
the environment, protect biodiversity, maintain natural ecological processes, reduce greenhouse gas 
emissions and pollution, foster sustainable industries by selecting environmentally sensible construction 
materials and minimise impacts on stormwater, water supply and energy consumption. 
 
 Preserve existing trees and incorporate into the site layout; 
 The plant palette should show a dominance of Australian native species, including indigenous species 

where appropriate (ideally planted in a specific area set aside for this purpose). These enhance local 
biodiversity and use less water. Select lawns that use less water or preferably replace with 
groundcovers, shrubs or small areas of gravel; 

 Use certified AS mulches and composts. Mulch conserves up to 70% of water that is normally 
evaporated; 

 Use landscape materials that originate from renewable and sustainable sources and are long lasting. 
Give preference to materials that have undergone minimal processing and are not collected from 
nature; 

 Buy local to reduce the energy used in transport; 
 Use recycled materials - concrete, paving sand, sandstone, aggregates and gravels, mulches, 

composts and soils, crushed tile, pavers and timber made from recycled plastic; 
 Intercept and return irrigation and stormwater runoff to the groundwater aquifer with porous pavements, 

less hard paving, grading of paved areas to landscaped areas, rain gardens and bio-swales; 
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 Irrigate from a recycled water source. Use drip systems, rainfall, moisture, temperature and wind 
gauges and sensors as well as irrigation controllers, zoning and timers. Design irrigation according to 
plant types. Restrict the use of potable water for irrigation;  

 Use plant species with low maintenance requirements (fertilisers, power maintenance equipment, 
irrigation, pesticides, herbicides);  

 Purchase timber from sustainable (renewable) plantations, use mulches made from recycled materials; 
 Design landscaping to enhance biodiversity, wildlife corridors and habitat for native species; 
 Incorporate planted stormwater detention basins, bio-swales, rain gardens and stormwater collection 

and recycling facilities; 
 Use integrated pest and weed management techniques and preferably, select pest and disease 

resistant plants (native); and  
 Re-use organic waste on site. Approved cleared vegetation can be chipped, mulched or composted 

(except weeds). Stockpile excavated materials and site topsoil and re-use on site.  
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Figure 1 - Evergreen Trees for Solar Access Control 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 - Deciduous Trees for Solar Access Control 
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Appendix 1 - Plant Species Known to Grow Well in the Botany Bay 
Area  
 
The following is a list of plant species and varieties that are known to generally grow well in the Botany Bay 
area. Each species has particular growing conditions and growth habits and should be selected on that basis.  
The list is not exhaustive and should not limit nor restrict the selective use of other appropriate plant material. 
 

The dominance of native species reflects the preference for plant material that is suited to the area and 
relatively low maintenance. This is particularly important in landscape schemes that will 
receive only periodic maintenance.  

 
At least 70% - 80% of a planting scheme is required to be native species. 
 

Table 1 - Large Canopy Trees (over 15 metres) 
 

Botanical Name Common Name 
Approx. 
mature 
height 

Type 

Angophora costata Sydney Red Gum 15-20m native 

Corymbia citriodora Lemon Scented Gum 20-25m native 

Eucalyptus maculata Spotted Gum 20m native 

Eucalyptus microcorys Tallowwood 25m native 

Eucalyptus saligna Sydney Blue Gum 30m native 

Lophostemon confertus Queensland Brush Box 12-15m native 

Melaleuca quinquenervia Broad Leaved Paperbark 15m native 
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Table 2 - Medium  Canopy Trees (7 to 15 metres) 
 

Botanical Name Common Name Approx. 
height Type 

Acmena smithii Lillypilly 8m native 

Banksia integrifolia Coast Banksia 8-12m native 

Callistemon salignus Willow Bottlebrush 7m native 

Corymbia gummifera Red Bloodwood 10m native 

Cupaniopsis anacardioides   Tuckeroo 8m native 

Elaeocarpus reticulatus Blueberry Ash 6-8m native 

Eucalyptus haemastoma Scribbly Gum 10-12m native 

Eucalyptus nicholii Willow Peppermint 8-12m native 

Eucalyptus scoparia Wallangarra White Gum 9-12m native 

Ficus rubiginosa Port Jackson Fig 12-15m native 

Jacaranda mimosaefolia Jacaranda 10-15m exotic, 
deciduous 

Metrosideros excelsa Pohutukawa 8m exotic 

Podocarpus elatus Illawarra Plum 8m native 

Pyrus spp.  Ornamental pears 7-10m exotic, 
deciduous 

Sapium sebiferum Chinese Tallow Tree 8m exotic, 
deciduous 

Syzygium paniculatum Magenta Cherry 8-10m native 

Ulmus parvifolia Chinese Elm 8-10m exotic, 
deciduous 

Waterhousia floribunda Weeping LillyPilly 7-10m native 
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Table 3 - Small Trees (less than 7 metres) 
 

Botanical name Common Name Approx. 
height Type 

Acmena smithii `Minor' Compact LillyPilly 6m native 

Angophora hispida Scrub/Dwarf Apple 5m native 

Banksia serrata 
Banksia aemula 

Old Man Banksia 
Wallum Banksia 

Variable, 
up to 8-
10m 

native  

Bauhinia variegata Pink Orchid Tree 6m exotic 

Callistemon `Harkness', 
`Hannah Ray', C.citrinus  Bottlebrush 4-5m native 

Ceratopetalum gummiferum    NSW Christmas Bush 5m native 

Corymbia X Summer 
Red/Beauty etc Grafted Eucalypt 5m native hybrid 

Fraxinus griffithii Evergreen Ash 5m exotic 

Glochidion ferdinandii Cheese Tree 6m native 

Harpullia pendula Tulipwood 6-8m native 

Hibiscus tiliaceus/rubra Cottonwood 5-7m native 

Hymenosporum flavum Native Frangipanni 7m native 

Lagerstroemia indica/hybrids Crepe Myrtle 3-6m exotic, 
deciduous 

Magnolia Little Gem, Exmouth Dwarf Magnolia 4-8m exotic 

Melaleuca bracteata Black Tea Tree 4-5m native 

Stenocarpus sinuatus Firewheel Tree 6-10m native 

Syzygium paniculatum Dwarf  
Syzygium leuhmannii 

Dwarf Lillypilly 
Riberry 5-7m native 

Tristaniopsis laurina Water Gum 6-12m native 
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Table 4 - Medium-Tall Screening Shrubs (1.5 to 4 metres) 
 

Botanical name 
 Common Name Approx. 

height Type 

Banksia ericifolia 
Banksia spinulosa 

Heath Banksia  
Hair Pin Banksia 3m native 

Callistemon `Captain Cook', 
‘Endeavour  Bottlebrush 1-2m native 

Dodonaea viscosa Purpurea Purple Hop Bush 4-5m native 

Grevillea ‘Moonlight’, ‘Sandra 
Gordon’, G.hookeriana   3-4m natives 

Grevillea `Coastal Glow', ‘Misty 
Pink”   2-3m native hybrids 

Grevillea `Canberra Gem', 
‘Superb’, ‘Ned Kelly’   1.5-2m native hybrids 

Kunzea ambigua Tick Bush 2m native 

Leptospermum petersonii Lemon Scented Tea Tree 4m native 
 

Table 5 - Medium/ Hedging Shrubs (1 to 3 metres) 
 

Botanical name Common Name Approx. 
height Type 

Eriostemon spp. Wax Flower 1-2m native 

Grevillea rosmarinifolia Rosemary Grevillea 1-1.5m native 

Hebe spp. Hebe 0.5-1m exotic 

Metrosideros cultivars  Dwarf  NZ Christmas Bush 0.5-3m exotic 

Murraya paniculata Cosmetic Bark Tree Up to 4m 
or  hedged exotic 

Syzygium cultivars eg Blaze, 
Aussie series, Select, 
Resilience, Hot Flush, Cascade 
etc 

Dwarf  Lillypilly 1-4m native 

Westringia fruticosa Coastal Rosemary 1-2m native 
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Table 6 - Small Shrubs and Specimen or Feature Plants  
 

Botanical name 
 Common Name Approx. 

height Type 

Callistemon `Little John', 
‘Anzac’  Bottlebrush 0.5-1.5m native 

Cordyline  Cordyline 0.5-2m native 

Coleonema pulchrum Pink Diosma 1m native 

Dianella  Flax Lily 0.5m native 

Doryanthes excelsa Gymea Lily 1.5m  native 

Liriope muscari Lily Turf 0.5m exotic 

Lomandra longifolia & cultivars Mat Rush 0.5-1m native 

Melaleuca’ Claret Tops’  1m native 

Nandina 'Nana' Dwarf Sacred Bamboo 0.5m exotic 

Phormium cultivars Flax 0.5- 2m exotic 

Strelizia spp. Bird of Paradise 1.5-3m exotic 
  



 
 

P a g e  | 29 

Part 10 - Landscaping Guidelines for Development Sites                 Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

Table 7 - Ground Covers and Climber  
 

Botanical name Common Name Approx. 
height Type 

Ornamental grasses such as 
Pennisetum, Poa, Isolepsis, 
Danthonia, Themeda, Stipa  

 Up to 1m native 

Ajuga spp. Carpet Bugle g/cover native 

Brachycome multifida Native Field Daisy g/cover native 

Carpobrotus glaucescens Pigface g/cover native 

Convolvulus mauritanicus Moroccan Glory Bind g/cover exotic 

Gazania    g/cover exotic 

Grevillea `Poorinda Royal 
Mantle'/gaudichaudi   g/cover native 

Hardenbergia violacea False Sarsparilla low climber native 

Hibbertia scandens Twining Guinea Flower g/cover or 
climber native 

Pandorea spp. Bower of Beauty Climber native 

Myoporum parvifolium Creeping Boobialla g/cover native 

Trachelospermum jasminoides Chinese Star Jasmine climber or 
g/cover exotic 
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Appendix 2 - Indigenous Species  
 

The Eastern Suburbs Banksia Scrub (ESBS) in the Sydney Basin Bioregion is characterised by the following 
assemblage of species 

 Acacia longifolia  
 Acacia suaveolens  
 Acacia terminalis  
 Acacia ulicifolia  
 Actinotus helianthii  
 Actinotus minor  
 Allocasuarina distyla  
 Astroloma pinifolium  
 Baeckaea imbricata  
 Banksia aemula  
 Banksia ericifolia  
 Banksia integrifolia  
 Banksia serrata  
 Bauera rubioides  
 Billardiera scandens  
 Boronia parvifolia  
 Bossiaea heterophylla  
 Bossiaea scolopendria  
 Brachyloma daphnoides  
 Caustis pentandra  
 Conospermum taxifolium  
 Cyathochaeta diandra  
 Darwinia fascicularis  
 Darwinia leptantha  
 Dianella revoluta  
 Dichelachne crinita  
 Dillwynia retorta  
 Epacris longiflora  
 Epacris microphylla  
 Epacris obtusifolia  
 Eragrostis brownii  
 Eriostemon australasius  
 Eucalyptus gummifera  
 Gonocarpus teucrioides 

 Haemodorum planifolium  
 Hakea teretifolia  
 Hardenbergia violacea  
 Hibbertia fasciculata  
 Hypolaena fastigiata  
 Kunzea ambigua  
 Lambertia formosa  
 Lepidosperma laterale  
 Leptocarpus tenax  
 Leptospermum laevigatum  
 Leptospermum trinervium  
 Lepyrodia scariosa  
 Leucopogon ericoides  
 Lomandra longifolia  
 Melaleuca nodosa  
 Melaleuca squamea  
 Monotoca elliptica  
 Monotoca scoparia  
 Persoonia lanceolata  
 Philotheca salsolifolia  
 Pimelea linifolia  
 Pomax umbellata  
 Pteridium esculentum  
 Restio fastigiata  
 Ricinocarpos pinifolius  
 Styphelia viridis  
 Woollsia pungens  
 Xanthorrhoea resinifera  
 Xanthosia pilosa 
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Appendix 3 - Noxious Weeds 
 
 
Noxious weeds are those plants that because of their nature are harmful, unwholesome or unpleasant. Under 
the NSW Noxious Weeds Act 1993, plants proclaimed noxious must be controlled. To be declared a notifiable 
weed it is deemed to have a detrimental effect on the environment.  
 
The responsibility for controlling noxious weeds on private property lies with the property owner. Failure to 
enact noxious weed control could result in legal action or a fine. 
 
The following is a list of weeds declared noxious in the Botany LGA. Further information regarding weed 
removal methods or classification can be obtained from www.dpi.nsw.gov.au and www.sydneyweeds.org.au 
 

Name Class 
 

African feathergrass [Pennisetum macrourum] 5 
 

African turnipweed [Sisymbrium runcinatum] 5 
 

   Alligator weed [Alternanthera philoxeroides] 3 
 

Anchored water hyacinth [Eichhornia azurea] 1 
 

Annual ragweed [Ambrosia artemisiifolia] 5 
 

Arrowhead [Sagittaria montevidensis] 4 
 

Artichoke thistle [Cynara cardunculus] 5 
 

Athel pine [Tamarix aphylla] 5 
 

Bear-skin fescue [Festuca gautieri] 5 
 

Bitou bush [Chrysanthemoides monilifera subspecies rotundata] 3 
 

Black knapweed [Centaurea nigra] 1 
 

Blackberry [Rubus fruticosus aggregate species] 
except cultivars Black satin Chehalem Chester Thornless Dirksen 
Thornless Loch Ness Murrindindi Silvan Smooth stem Thornfree 

4 
 

Boneseed [Chrysanthemoides monilifera subspecies monilifera] 2 
 

Bridal creeper [Asparagus asparagoides] 4 
 

Broomrapes [Orobanche species] 
Includes all Orobanche species except the native O. cernua variety 
australiana and O. minor 

1 
 

http://www.dpi.nsw.gov.au/
http://www.sydneyweeds.org.au/
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMiZhbGw9MQ%3D%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENSZhbGw9MQ%3D%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENyZhbGw9MQ%3D%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTUwJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEOCZhbGw9MQ%3D%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEOSZhbGw9MQ%3D%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTAmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTMmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTc3JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTYmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTUxJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTgmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMjEmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMjImYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTUyJmFsbD0x
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Burr ragweed [Ambrosia confertiflora] 5 
 

Cabomba [Cabomba species] 
Includes all Cabomba species except C. furcata 

5 
 

Castor oil plant [Ricinus communis] 4 
 

Cayenne snakeweed [Stachytarpheta cayennensis] 5 
 

Chilean needle grass [Nassella neesiana] 4 
 

Chinese violet [Asystasia gangetica subspecies micrantha] 1 
 

Clockweed [Gaura parviflora] 5 
 

Corn sowthistle [Sonchus arvensis] 5 
 

Dodder [Cuscuta species] 
Includes All Cuscuta species except the native species C. australis, C. 
tasmanica and C. victoriana 

5 
 

East Indian hygrophila [Hygrophila polysperma] 4 
 

Espartillo [Amelichloa brachychaeta, Amelichloa caudata] 5 
 

Eurasian water milfoil [Myriophyllum spicatum] 1 
 

Fine-bristled burr grass [Cenchrus brownii] 5 
 

Fountain grass [Pennisetum setaceum] 5 
 

Gallon's curse [Cenchrus biflorus] 5 
 

Glaucous starthistle [Carthamus glaucus] 5 
 

Golden thistle [Scolymus hispanicus] 5 
 

Gorse [Ulex europaeus] 3 
 

Green cestrum [Cestrum parqui] 3 
 

Harrisia cactus [Harrisia species] 4 
 

Hawkweed [Hieracium species] 1 
 

Heteranthera [Heteranthera reniformis] 1 
 

Horsetail [Equisetum species] 1 
 

Hydrocotyl [Hydrocotyl ranunculoides] 1 
 

Hygro [Hygrophila polysperma] 

  

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMjUmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMjYmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMzImYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMzQmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMzYmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTUzJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTg1JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENDUmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENTAmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTU0JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENTEmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTU1JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENTImYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENTUmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENTcmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENjEmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENjMmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENjQmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENjUmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENjgmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTU2JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTg4JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTU3JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTg5JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTU0JmFsbD0x
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Hygrophila [Hygrophila costata] 2 
 

Hymenachne [Hymenachne amplexicaulis and hybrids] 1 
 

Karoo thorn [Acacia karroo] 1 
 

Kochia [Bassia scoparia] 
except Bassia scoparia subspecies trichophylla 

1 
 

Kosters curse [Clidemia hirta] 1 
 

Lagarosiphon [Lagarosiphon major] 1 
 

Lantana [Lantana species] 4 
 

Leafy elodea [Egeria densa] 4 
 

Lippia [Phyla canescens] 4 
 

Long-leaf willow primrose [Ludwigia longifolia] 3 
 

Ludwigia [Ludwigia peruviana] 3 
 

Mexican feather grass [Nassella tenuissima] 1 
 

Mexican poppy [Argemone mexicana] 5 
 

Miconia [Miconia species] 1 
 

Mikania [Mikania micrantha] 1 
 

Mimosa [Mimosa pigra] 1 
 

Mossman River grass [Cenchrus echinatus] 5 
 

Pampas grass [Cortaderia species] 3 
 

Parthenium weed [Parthenium hysterophorus] 1 
 

Pellitory [Parietaria judaica] 4 
 

Pond apple [Annona glabra] 1 
 

Prickly acacia [Acacia nilotica] 1 
 

Prickly pear [Cylindropuntia species] 4 
 

Prickly pear [Opuntia species] 
Includes all Opuntia species except O. ficus-indica 

4 
 

Privet (Broad-leaf) [Ligustrum lucidum] 4 
 

Privet (Narrow-leaf/Chinese) [Ligustrum sinense] 4 
 

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENzMmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTkwJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTU5JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTYwJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTk0JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTYxJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENzgmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTgyJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNENzkmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEODAmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEODImYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTYyJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEODUmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTYzJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTkyJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTY0JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEOTEmYWxsPTE%3D
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTAwJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTY1JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTAzJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTY2JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTY3JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTA4JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTA5JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTEwJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTExJmFsbD0x
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Red rice [Oryza rufipogon] 5 
 

Rhus tree [Toxicodendron succedaneum] 4 
 

Rubbervine [Cryptostegia grandiflora] 1 
 

Sagittaria [Sagittaria platyphylla] 5 
 

Salvinia [Salvinia molesta] 2 
 

Senegal tea plant [Gymnocoronis spilanthoides] 1 
 

Serrated tussock [Nassella trichotoma] 4 
 

Siam weed [Chromolaena odorata] 1 
 

Smooth-stemmed turnip [Brassica barrelieri subspecies oxyrrhina] 5 
 

Soldier thistle [Picnomon acarna] 5 
 

Spotted knapweed [Centaurea stoebe subspecies micranthos] 1 
 

St. John's wort [Hypericum perforatum] 4 
 

Texas blueweed [Helianthus ciliaris] 5 
 

Tropical soda apple [Solanum viarum] 2 
 

Water caltrop [Trapa species] 1 
 

Water hyacinth [Eichhornia crassipes] 2 
 

Water lettuce [Pistia stratiotes] 1 
 

Water soldier [Stratiotes aloides] 1 
 

Willows [Salix species] 
Includes all Salix species except S. babylonica,  
S. x reichardtii, S. x calodendron 

5 
 

Witchweed [Striga species] 
Striga species except the native Striga parviflora 

1 
 

Yellow burrhead [Limnocharis flava] 1 
 

Yellow nutgrass [Cyperus esculentus] 5 
 

 
There are also 32 “Weeds of National Significance” (WoNS). Refer to www.environment.gov.au. 
 

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTEzJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTE1JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTY4JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTE3JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTE4JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTY5JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTIzJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTcwJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTI3JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTI4JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTcxJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTM1JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTQwJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTg2JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTcyJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTQ1JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTczJmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTc0JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTQ3JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTc1JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTc2JmFsbD0x
http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app-application?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3dpLmFncmljLm5zdy5nb3YuYXUlMkZ0b29scyUyRnZpZXd3ZWVkLmh0bWwlM0Z3ZWVkX2lkJTNEMTQ5JmFsbD0x
http://www.environment.gov.au/
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Appendix 4 - Environmental Weeds 
 
An environmental weed is any plant capable of spreading rapidly. They become an ecological or management 
problem as they are persistent and expensive to control. They may invade bushland or gardens, smothering 
and displacing other vegetation. Many environmental weeds have been imported for ornamental or agricultural 
purposes but thrive in the absence of natural predators and their ability to grow in a wide variety of situations. 
They also often have prolific seeding habits and simple germination requirements.   There are also 28 weeds 
listed on the “National Environmental Alert List”. Refer to www.environment.gov.au. 
 
The following are problematic environmental weeds in the Botany area. 
 
Trees 
 
Acacia saligna   Golden Wreath Wattle 
Ailanthus altissima  Tree of Heaven 
Cinnamonum camphora Camphor Laurel 
Cotoneaster spp.  Cotoneaster 
Erythrina sykesii  Coral Tree 
Ficus elastica   Rubber Tree 
Gleditsia tricanthos  Honey Locust 
Olea africana   African Olive 
Olea europea   European Olive 
Senna pendula  Cassia 
 
Shrubs 
 
Arundinaria spp.  Bamboo and other 
running Bamboos unless contained 
Coprosma repens  Mirror Bush 
Ochna serrulata  Mickey Mouse Bush 
Phyllostachys spp.  Bamboo 
Pyracantha sp.   Firethorn 
 
Herbaceous Plants 
 
Arcotheca   Cape Weed 
Ageratina   Crofton Weed 
Bidens pilosa   Cobblers Peg 
Conyza albida   Fleabane 
Coreopsis lanceolata  Coreopsis 
Foeniculum vulgare  Fennel 
Hypochaeris radicata  Catsear/Flatweed 
Oenethera sp   Evening Primrose 
Plantago lanceolata  Common Plantain 
Protasparagus aethopicus Asparagus Fern 
Tradescantia flaminensis WanderingJew 
 

Grasses 
 
Cynodon dactylon  Couch 
Eragrostis curvula  African Love Grass 
Pennisetum calndestinum Kikuyu 
Paspalum digitatum  Paspalum 
 
Vines 
 
Acetosa saggitata  Turkey Rhubarb 
Anredera cordifolia  Madiera Vine 
Araujia sericifolia  Moth Vine 
Cardiospermum grandiflorum Balloon Vine 
Hedera helix   English Ivy 
Ipomaea indicia/cairica Morning Glory 
Thunbergia elata  Black Eyed Susan 
 

http://www.environment.gov.au/
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Appendix 5 - Heritage and Significant Trees 
 
 
Applicants must refer to Council for appropriate protection measures and bonds for any tree on their property 
which may be listed as a heritage tree requiring protection under BBLEP 2013.  
 
A number of trees have been listed under Botany Local Environment Plan 2013 as heritage trees. These trees 
are not to be removed under any circumstances and, in accordance with the Environmental Planning and 
Assessment Act 1979, stipulations apply relating to their protection and management. 
 
A tree may be considered “significant” in Botany Bay if it has significant or meaningful visual impact or 
environmental amenity, is rare or unusual, has historical or heritage significance (is representative or a 
remnant or relic of a past era or style of planting), performs an important or necessary function eg. screening, 
provides habitat, age or is generally a good specimen tree worthy of preservation. Council will apply specific 
protection measures and/or tree preservation bonds to such trees if on a development site. Council is currently 
compiling a list of significant trees. 
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1.  General Objectivies  
 
 

O1 To outline the technical requirements in relation to the design of stormwater management systems 
within the City of Botany Bay Local Government Area (LGA);  
 

O2 To ensure an unified approach to the design of on-site stormwater management systems;  
 

O3 To manage the quality and quantity (flow rate and volume) of the stormwater runoff generated from 
the site into Council’s drainage system; 

 
O4 To minimise the impact of flooding (mainstream and local) to the natural environment and built up 

areas; 
 

O5 To contribute to environmental sustainability by encouraging water conservation through the reuse 
of stormwater runoff from roof areas; 

 
O6 To implement and incorporate Water Sensitive Urban Design (WSUD) principles into the design of 

the stormwater drainage system; 
 

O7 To allow replenishment and recharge of groundwater; 
 

O8 To prevent negative impacts of stormwater on public health and safety; and 
 

O9 To protect existing public stormwater drainage assets. 
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2. When This Guideline Applies 
 
The following developments are only required to comply with Section 3 of the guidelines: 

 
(i) Boundary adjustments and consolidations of allotments where no additional lots are created; 
(ii) Subdivision of existing buildings where no changes to the buildings or the site are proposed; 
(iii) One-off minor developments, minor additions and repairs where the proposed development will increase 

the roof area or impervious area by less than or equal to 30m2 ; 
Note: any subsequent minor developments or additions will require infiltration and/or an On-Site Detention 
(OSD) system; 

(iv) Carport over the existing paved car parking area, where approved on-site infiltration/on-site detention 
system has been provided to the site; 

(v) First floor additions over the existing building footprint only; 
(vi) New swimming pools where the surround and concourse of the pool is graded towards the pool; 
(vii) Change of use where no physical changes to the outside of the property are proposed; 
(viii) New developments in subdivisions where stormwater management system (i.e. rainwater re-use, infiltration 

and/or On-site Detention system) have already been approved and provided for the entire subdivision; and 
(ix) Landscape areas, grassed (not artificial) playing fields, and other grassed and sand areas, which naturally 

infiltrate water to the aquifer. 
 

All other developments and redevelopments within City of Botany Bay Local Government Area require full 
compliance with this technical guideline. 

2.1 Submission Requirements  
 

Developments exempted from the full compliance of this technical guideline require the following information to be 
submitted to Council as part of the Development Application: 

 
(i)  A report from a registered plumber, certifying that the stormwater drainage system (including downpipes) of 

the existing structure is fully operational and is connected to the on-site stormwater drainage system/ kerb 
and gutter/ Council’s drainage system; and 

(ii) A concept plan showing the connection of the new stormwater drainage system (including roof gutters and 
downpipes), if any, to the existing site stormwater drainage system in accordance with the current version 
of AS3500.3.  

 
For all other developments and redevelopments within City of Botany Bay Local Government Area the following is 
information is required to be submitted as part of the Development Application: 
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(i) A detailed Stormwater Management Plan and design certification which must be prepared by an accredited 
professional. The following is considered to be acceptable accreditation for the purpose of the stormwater 
design and certification:  

 
 Professional Civil Engineer (MIEAust) (Engineers Australia); 
 NPER in Civil Engineering; 
 Surveyors Certificate of Accreditation in On-Site Detention and Drainage Design (Institute of 

Surveyors NSW and the Association of Consulting Surveyors NSW); 
 Stormwater Register (Association of Hydraulic Services Consultants Australia); 
 Accreditation as a certifier under the Environmental Planning and Assessment Act 1979 in the 

relevant discipline. 
 

Note: Except for the above accreditation, Council may accept stormwater management plans for the 
minor developments (such as alterations and additions) prepared by a qualified stormwater drainage 
designer, who can demonstrate extensive experience in stormwater drainage design.  

 
(ii) Geotechnical information in accordance with Section 9.2.1 of this guideline for any on-site infiltration 

system; 
(iii) Calculations showing the storage volumes and discharge rates of each on-site infiltration and/or on-site 

detention (OSD) system; 
(iv) Calculations showing capacity of the internal drainage systems; overflow structures and overland flow 

paths/ floodway (if applicable); Location of any Council’s drainage easement and/or drainage system within 
and adjacent to the site; 

(v) Structural certification of the on-site infiltration and/or OSD systems; 
(vi) Car washing area details – location and where draining to; 
(vii) A flood study when the criteria in Section 15.1 apply to the site (if required); and 
(viii) Design plans and details including: 

 
 Site layout; 
 Existing site contours and final design levels; 
 Catchment area draining to each on-site infiltration and /or OSD system; 
 Finished floor levels and footprints of the proposed development/ structures; 
 Location and size of the internal and external drainage systems, rainwater re-use system, on-site 

infiltration and/or OSD systems; 
 Levels and location of discharge points for each infiltration and /or OSD system; 
 Maximum water surface levels in each storage; 
 Overflow structures and surcharge/overflow paths; 
 Locations and details of each discharge control unit (if any); 
 Locations and details of the pump-out system (if any); 
 Location and extent of any overland flow path/ floodway through the site (if any); 
 Location and type of pollution control devices; and 
 Cross–sections details of the rainwater tanks, on-site infiltration and/or OSD systems. 
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2.2  Rainfall Intensity, Duration & Frequency Curves  
 
The City of Botany Bay, in conjunction with the Bureau of Meteorology, has produced a rainfall, intensity, duration 
and frequency table up to the 1% AEP design storm events for the City of Botany Bay (refer to Table 1 and Table 
2). These tables shall be used for the design and computation of discharges. Data for greater than the 1% AEP 
design storm or 72 hour duration shall be obtained from the station nearest to Botany as depicted in Australian 
Rainfall and Runoff. 
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3. General Drainage Design Requirements  
 
The following general drainage design requirements are required:  
 

(i) All drainage works and floodway / overland flow paths shall be designed in accordance with the 
requirements detailed in this technical guideline and the current edition of Australian Rainfall and Runoff 
(AR&R); 

 
(ii) Impacts from climate change to the stormwater drainage system and floodway / overland flow paths shall 

be considered in design;  
 
(iii) All property drainage systems, except for Single Dwelling and Dual Occupancy, shall make provision for 

surface flow path routes through the site to the street system or through the drainage easement in 
accordance with the minor/major design concept defined in AR&R. Where OSD is required, the surface 
flow path route shall be routed through the detention basin in accordance with the relevant clause prior to 
discharge to the receiving stormwater system; 

 
(iv) All developments affected by local stormwater inundation or mainstream flooding shall be designed to 

satisfy the requirements of this technical guideline and subject to assessment and approval from Council; 
 
(v) All developments that impinge on Sydney Water’s and / or Council’s stormwater system shall obtain 

confirmation from Sydney Water and / or Council that the system is suitable for connection prior to 
lodgement of Development Application; 

 
(vi) Filling of sites to obtain drainage to the street against the natural fall of the land will require assessment 

and approval from Council to ensure it will not impact on privacy or result in obstruction to the surface 
runoff from adjoining properties;  

 
(vii) Any proposal for filling of the site or redirection of the catchment is required to address the impacts of 

redirected catchment onto the receiving street gutter, stormwater drainage system and adjoining and 
downstream properties, as well as the amenity of adjoining properties. Hydraulic analysis of the capacity 
of the existing stormwater system and its ability to accept additional flows shall be carried out by a 
qualified and experienced civil engineer and will require assessment and approval by Council; 

 
(viii) Relocation of an existing Council stormwater pipe may only be approved under exceptional circumstances 

by Council. The applicant shall demonstrate through full engineering analysis, prepared by a suitably 
qualified civil engineer experienced in hydraulic design, that there is no adverse effect on Council’s 
stormwater system and adjoining properties; and  

 
(ix) Applicants / Owners / Developers are responsible to:  
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 Locate any inter-allotment drainage system, Council’s and /or Sydney Water’s stormwater system 
(including floodway and overland flow paths) and verify their size. This information and details shall 
be prepared by a Registered Surveyor and shall be lodged with the development application ;and  

 
 Investigate the suitability and availability of Council’s infrastructure for drainage and access, in 

accordance with the provisions of this technical guidelines, prior to submitting a Development 
Application. Where such infrastructure is unavailable, Council does not undertake to provide or 
assist in the provision of this infrastructure to facilitate any proposed developments. 
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3.1 Roof and Pipe Drainage Systems  
 

(i) All roof and pipe drainage system shall be designed and constructed in accordance with AS 3500.3. 
 
(ii) Minimum cover requirements on pipelines shall comply with the relevant Australian Standards and the 

manufacturer's specifications. 
 
(iii) For developments with total catchment area of the drainage system of less than 3000sq.m (0.3ha), pipe 

sizes can be determined from AS3500.3 or HGL analysis and shall be subject to the following:  
 

a) The minimum diameter of any pipeline draining a roofed area shall be 90 mm. 
 
b) All uPVC pipes shall be Sewer Extra Heavy Grade and subject to the recommended minimum cover 

requirements of AS3500.3. 
 
c) The minimum diameter of any pipeline draining a paved, grassed or landscaped area shall be 100 mm 

(catchment area less than 1000 sq m) or 150mm (catchment area greater than 1000 sq m). 
 
d) Pipes shall be designed to cater for the likely construction and traffic loads. Allowance should be made 

for situations where cover during construction may be less than finished cover. 
 
e) Pipes contained in drainage easements shall be Rubber Ring Joint (RRJ) Reinforced Concrete Pipes 

(RCP)/ Fibre Reinforced Concrete (FRC) Pipes where minimum cover of 500mm cannot be provided. 
 
(iv) For developments with a total catchment area (i.e. site area plus other areas draining to the site) of more 

than 3000sq.m (0.3ha), a full Hydraulic Grade Line (HGL) analysis of the proposed stormwater system 
shall be submitted to Council. 

 
(v) HGL analysis shall also be required for the pipe reaches connecting to a receiving system other than the 

street kerb. All pit grates shall be minimum 100mm above the HGL. 
 
(vi) The downstream water level in the HGL analysis shall be assumed either at the top of kerb or 1% AEP 

downstream water level, whichever is higher. 
 



 
 

P a g e  | 11 

Part 10 - Stormwater Management Technical Guidelines                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

3.2 Site Drainage Outlet Connection  
 
The following is required:  

 
(i) Grated boundary silt arrestor pit (min. 450mm x 450mm) shall be provided for any stormwater outlet 

discharging from the site; 
 

(ii) All stormwater runoff from the development site shall be conveyed under gravity to street kerb or by a 
single pipeline to Council or Sydney Water stormwater drainage system to which runoff from the site 
naturally falls. Charged system/s will not be permitted; 
 

(iii) If a site discharge is greater than 20 L/s, connection shall be made to Council’s underground stormwater 
drainage system; 
 

(iv) The number of stormwater outlets to kerb and gutter for each development site shall not be more than two 
and shall have a minimum separation of 15 metres; 
 

(v) The point of connection for site stormwater runoff to the Council stormwater drainage system will be 
determined and specified by Council. Any connection to a Sydney Water stormwater system will require 
specific approval from Sydney Water  
 

(vi) Connection into Council drainage pipeline shall be by means of a junction pit for any pipes larger than 
150mm diameter. The design drawings shall show plan view and longitudinal sections of the pipeline and 
connection details at a suitable scale 
 

(vii) Any stormwater drainage pipelines, which required to be laid outside the development site and within 
Council’s drainage easement, road /drainage reserve or parks, shall satisfy the following criteria: 

 
 Under the footpath area:  

- Minimum 125 x 75 x 6 galvanised Rectangular Hollow Section (RHS) 
 
Note: The applicant shall locate all utility services within the footway and show the information on the 

submitted plans. 
 
 Under kerb and gutter and road-pavement: - 

- Minimum 375mm diameter RRJ RCP/ FRC pipes 
 
 Within Council’s drainage easement: - 

- Minimum 375mm diameter RRJ RCP / FRC pipes 
 
 Within Parks and Reserves: - 

- Minimum 375mm diameter RRJ RCP / FRC pipes 
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The developer shall construct these pipelines according to Council’s standards and at their expense. On 
satisfactory completion and formal approval from Council, Council will take over ownership and be responsible 
for all future maintenance. 

 
(viii) Developments connecting to the existing Council’s stormwater system shall demonstrate to Council by 

hydraulic grade line analysis that the proposed development has no adverse impact on the system; and 
 

(ix) Developments requiring construction of drainage infrastructure in road reserve or Council’s lands require 
assessment and specific approval from Council. Council reserves the right to approve or reject the 
proposal on its merits based on criteria, including but not limited to environmental assessment and site 
conditions. 
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4. Rainwater Re-Use Systems  

4.1 Rainwater Tanks 
 
The City of Botany Bay requires the re-use of stormwater be limited to non-potable uses (watering of gardens, 
washing of vehicles, outdoor wash down areas, cold water for washing machines, and toilet flushing) for all 
developments.  
 
With the re-use of stormwater, the following issues shall be considered: 
 

(i) The rainwater tank shall be used to collect roof water only and the connection to the main water supply will 
be used as a top up system during extended periods of dry weather. 

 
(ii) The re-use of stormwater for potable use such as cooking, drinking and hot water systems shall not be 

permitted. 
 

(iii) Tank water taps shall be marked “Tank Water – Not To Be Used For Human Consumption”. 
 

(iv) Rainwater storage tanks shall be installed in accordance with the manufacturer’s specification, Sydney 
Water’s requirements and the relevant Australian Standards. 

 
(v) The size of the tank and the volume required for re-use must be approximately in balance, e.g. in many 

large roofed area developments purely using the tank water for landscape irrigation is not a balanced 
approach, and at least toilet flushing must be added to the re-use. 

 
(vi) For commercial vehicle washing developments, the vehicle washing water shall be provided predominantly 

from stormwater re-use and recycling, to minimise use of the potable water. The connection to landscape 
irrigation system is to be provided whilst the connection for toilet flushing and washing machine is not 
required.  
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4.2 Minimum Rainwater Tank Volume 
 

(i) For a new single dwelling, the minimum capacity of rainwater tank shall be 3,000 litres or that specified in 
BASIX requirements, whichever is greater. The tank shall service outdoor irrigation, laundry and toilet 
flushing in accordance with the requirements of Sydney Water and AS3500.3.; 
 

(ii) For new townhouses, villas, terraces and dual occupancies, each unit shall have minimum 2,000 litres 
rainwater tank to service outdoor irrigation, laundry and toilet flushing in accordance with the requirements 
of Sydney Water and AS 3500.3.; 
 

(iii) For all other new multi-unit developments, minimum 10,000 litres rainwater tank shall provided for the entire 
development to service outdoor irrigation and/or laundry and toilet flushing in accordance with the 
requirements of Sydney Water and AS 3500.3.; 
 

(iv) Any development with roofed areas exceeding 5,000 m², a minimum 10,000 litres rainwater tank(s) shall be 
provided; and 
 

(v) For commercial vehicle washing developments, the tank size shall be designed based on a supply/demand 
management approach. 
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4.3 Rainwater Tank Design Requirements 
 

(i) All roof water shall be directed to the rainwater tank except for detached elements (e.g. garages, 
outhouses, sheds, etc); 
 

(ii) The rainwater tank shall be located to be minimum 500mm from the property boundary and not be seen 
directly from the street frontage; 
 

(iii) In order to reduce pollutants entering the tank, a first flush device to divert minimum 1mm initial runoff from 
the roof area bypassing the tank shall be provided (refer to Figure 2); 
 

(iv) The rainwater tank shall be connected to the mains water supply. These connections will be used as a top 
up system during extended periods of dry weather. This system shall activate when the volume of water 
within the rainwater tank reaches 10% of its capacity. The system will then operate until the capacity of the 
rainwater tank is returned to 20%. A simple example of this arrangement is shown in Figure 3; 
 

(v) The pump shall be appropriately positioned and sound insulated to comply with Council’s Noise Criteria, 
including: 

 
(a) The operation of the pump and equipment shall not give rise to an equivalent continuous (LAeq) sound 

pressure level at any point on any residential property greater than 5dB(A) above the existing 
background LA90 level (in the absence of the noise under consideration); 

 
(b) The operation of the pump and equipment when assessed on any residential property shall not give rise 

to a sound pressure level that exceeds LAeq 50dB(A) day time and LAeq 40dB(A) night time; 
 
(c) The operation of the pump and equipment when assessed on any neighbouring commercial/industrial 

premises shall not give rise to a sound pressure level that exceeds LAeq 65dB(A) day time/night time; and 
 
(d) For assessment purposes, the above LAeq sound levels shall be assessed over a period of 10-15 minutes 

and adjusted in accordance with EPA guidelines for tonality, frequency weighting, impulsive 
characteristics, fluctuations and temporal content where necessary.  Further details on noise 
requirements can be obtained from Council’s Assets and Environment Service section; 
 

(vi) The pump shall provide a minimum pressure output of 150kPa; 
 

(vii) It is recommended that, all rainwater tanks shall service outdoor irrigation, laundry and toilet flushing where 
possible. However, where the development proposal does not include a new toilet and/or a washing 
machine connection, the reuse of rainwater will be limited to outdoor purposes only (e.g. irrigation and wash 
down). 

(viii) An overflow pipe from the rainwater storage tank/s shall be connected into the proposed/current on-site 
infiltration/detention system. Charged system will not be permitted; 
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(ix) Appropriate measure/s shall be incorporated into the design of the tank, pipe and gutter system to exclude 

vermin and prevent the breeding of mosquitoes; 
 

(x) No outdoor water taps shall be connected to mains water, i.e. water shall be supplied from the tank(s). An 
appropriate sign shall be installed at each tap stating – “Tank Water - Not To Be Used For Human 
Consumption”; 
 

(xi) In order to encourage environmental sustainability and apply Water Sensitive Urban Design (WSUD) 
principles, consideration can be given to offset the storage requirements of the infiltration and/or OSD 
system provided that the rainwater tank(s) is connected to irrigation, laundry and toilet flushing for reuse 
and all downpipes are connected to the rainwater tank. The volume to be offset from the infiltration and/or 
OSD system is equivalent to 50% of the size of the rainwater tanks. This only applies to residential, 
commercial and mixed residential/ commercial developments; and 
 

(xii) Council may allow up to 70% of the volume of rainwater tanks to be used to offset the volume required from 
the on-site infiltration and/or OSD System provided a Total Water Management Plan has been submitted to 
Council. The Plan shall include proposed outcomes, efficiencies and ongoing maintenance and monitoring 
issues of devices installed for water cycle management within the site. 
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5. On- Site Infiltration Systems 

5.1 General 
 

(i) On-site infiltration shall be used as the FIRST stormwater disposal method (due to the natural Botany Sand 
soil) for all developments (except industrial developments), regardless of whether the site falls to or from a 
public road. 

 
To meet the above criteria, the following shall apply to all development sites: 

 
a) All landscaped areas where the underlying natural soil is sand (over 95% of the Botany Council area) 

shall have no subsoil drainage systems and shall be dished with no fall to paved surfaces. 
 
b) It is preferred to have all driveways and parking areas open to weather to be constructed with 

permeable pavements, utilizing interlocking permeable pavers, using the current CMAA (Concrete 
Masonry Association of Australia) design method and conforming to Australian Standards. 

 
c) For commercial and multi-unit residential developments, permeable pavements will not be permitted if 

any of the following criteria apply to the site: 
 

o The measured groundwater levels are within 1000mm of the finished surface levels. 
 
o Finished surface slopes exceed or equal 3%. 
 
o For developments where there are likely to be silts, sediments and contaminants that would easily 

and quickly block the permeable infill.  
 
d) Overland flows that emanate external to the development shall not be blocked, shall not enter the 

infiltration system, and shall be accommodated via a suitable gravity flow path through the site. 
 
e) No trees shall be planted over or within 2m of any underground infiltration system. 
 
f) Underground infiltration system shall not be located within the canopy dripline (or an area stipulated by 

Council/consultant Arborist) of existing trees. 
 
g) Underground infiltration system shall be located so as to allow adequate space for planting trees on the 

property in either the front or rear setbacks. It is recommended that the infiltration system to be located 
underneath paved areas e.g. driveways, particularly where deep soil landscape area availability is 
restricted in dimension (small lots); or otherwise located to take up no more than 50% of the landscape 
area. 
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h) Where the system is provided aboveground via a landscaped depression, swale or storage basin, the 
design volume shall be increased by 20%, and no floatable landscape materials shall be used. 

 
i) Geotechnical information in accordance with Section 2.1 shall be submitted to Council as part of 

documentation of development applications, except alterations and additions, and new single dwellings 
(except where the site is located within a groundwater exclusion area or is flood affected). For 
alternations and additions, the geotechnical information shall be ascertained prior to the issue of 
Construction Certificate. 

 
j) Infiltration system installed under driveways and concrete slabs shall ensure it is structurally adequate. 

 
(ii) On-site infiltration system shall not be permitted if any of the following criteria apply to the site: 

 
a) The measured groundwater level of the site is within 1.5m below the existing surface levels, or; 

 
b) The base of the infiltration system is within 0.5m of the measured groundwater table/ rock level; 

 
c) The site is contaminated. 

 
(iii) No infiltration system shall be permitted within a building footprint 

 
(iv) If the measured groundwater level of the site is within the range between 1.5m and 2.5m below the existing 

surface levels, storage of the on-site infiltration system will be preferred to be provided in the aboveground 
landscaped area. 
 

(v) The aboveground landscaped storage basin/depression shall be designed to comply with the following: 
 

a) The aboveground storage shall be provided within the accessible landscaped area only and shall not 
diminish the use, function or amenity of the landscape area/open space. 
 

b) The underground storage component of the infiltration system shall be designed to have minimum 
volume to accommodate stormwater runoff generated by all impervious area of the site for 20% AEP 
design storm events. 
 

c) An additional 20% storage volume, in excess of the total design storage of the system, shall be 
provided for any aboveground landscaped storage basin area. 
 

d) Emergency overflow spillway shall be provided to the aboveground landscaped storage basin. 
 

e) Any walls forming the storage basin area shall be constructed wholly within the property boundaries 
and the top of walls should generally be minimum 100mm above the top of water level, excluding the 
emergency overflow spillway/weir. The walls shall be congruous and harmonious with surrounding 
landscape finishes, pathways, edges, fences and the like. 
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f) The maximum ponding of all aboveground landscaped storage basin shall not exceed 600mm. 
 

g) The finished floor level of the habitable area and garage shall be minimum 300mm and 100mm above 
the top water level of the aboveground storage basin respectively. 
 

h) Any grated trenches and surface inlet pits outsides the storage basin area shall be minimum 100mm 
above the top water level of the storage basin. 
 

i) Sewer gully pits, electricity outlets, hot water units and air conditioners shall not be located within the 
storage basin area. 
 

j) No floatable landscaped materials shall be used in the storage basin area. 
 

k) A permanent warning sign in stainless steel shall be provided to the aboveground storage basin area 
informing stormwater in the basin area may rise during heavy storm. 

 
(vi) Except for alterations and additions and new single residential dwellings, restriction on use of land and 

positive covenant shall be created over the property in favour of the Council prior to the release of Final 
Occupation Certificate and/or the Subdivision Certificate to guarantee the on-site infiltration systems 
continued operation, protect from alterations and ensure regular maintenance. 
 
The Restrictions on Use of Land and Positive Covenants can be imposed either by submitting a suitable 
Request Form to the NSW Land and Property Information under Section 88E (3) of the Conveyancing Act 
1919 or in conjunction with the registration of a plan showing the new lots to be created via Section 88B of 
the Conveyancing Act, 1919. 
 
A sketch plan showing all the components of the system, including above and below ground storages, and 
a copy of the Maintenance Schedule (refer to Section 13) shall be included as attachments to the positive 
covenant. This will ensure that future owners are aware of their maintenance obligations. 
 

(vii) City of Botany Bay Council shall be the authority empowered to release, vary or modify the restriction and 
the positive covenant. Documentary evidence of registration of the instrument with the NSW Land and 
Property Information shall be submitted to Council and the Principal Certifying Authority. 
 

(viii) Standard wording of the Section 88E (3) / 88B is available in Appendix A. 
 
(ix) For all industrial developments, infiltration system is not permitted. All industrial development will require an 

on-site detention system to detain 1% AEP peak flows generated by the development. 
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5.2 Design Requirements of On-site Infiltration System 
 
Geotechnical Information Requirements 

 
(i) A geotechnical report shall be prepared by a practicing professional geotechnical engineer. The report shall 

include: 
 

a) The proposed on-site infiltration system will have no adverse impact on the adjoining land and buildings; 
b) The RL (AHD) of the watertable; and 
c) The infiltration rate (L/m2/sec) of the natural soil within the site to be used for the design of the on-site 

infiltration system, and permeable pavements. 
 

(ii) A minimum of two (2) boreholes per site is required.  One of the boreholes shall be within the proposed 
infiltration area/s, with other/s in various locations throughout the site. 

 
For developments with a gross site area (GSA) of  greater than or equal to 3000m2, an additional borehole 
is required for every 500m2 or part there of over 1000m2 (e.g. for a site with GSA of 1450m2, four (4) 
boreholes are required). 
 
The lowest value from this investigation shall be used in the calculation to determine the storage of on-site 
infiltration system; 
 
The report shall include meteorological details of the test day, the general site condition and the level of the 
water table for the site. 
 
Borehole depth shall be a minimum of 4m below the existing ground level, unless groundwater is 
encountered.  Copies of borehole logs shall be submitted with the Development Application. 

 
Minimum Design Criteria 
 

(iii) All proposed impervious areas (including internal roadways) and the non-absorbed flow from the permeable 
pavement areas shall be used to calculate the required infiltration area.  The impervious area shall include 
proposed and existing non-public roads, i.e. no private road drainage shall be directly discharged to a 
Council system. 
 

(iv) The on-site infiltration system shall be designed to detain and absorb all runoff generated by the 
development for all storm events up to and including the 1% Annual Exceedance Probability (AEP) design 
storm events, and for all durations from 6 minutes to 72 hours inclusive. 
 

(v) “Mass Curve Technique” shown in Australian Rainfall and Runoff (ARR) shall be used to determine the size 
and storage volume of the infiltration system. The outflow rate of the system shall be based on the 
infiltration rate of the soil. 
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(vi) The maximum infiltration rate used in designing the on-site infiltration system shall not exceed 1.0 

L/m2/sec. 
 

(vii) The base of the infiltration system shall be a minimum 0.5m above groundwater level determined in the 
geotechnical report. 
 

(viii) For sites that fall to the rear, additional 20% storage volume in excess of the total design storage of the 
system shall be provided. 
 

(ix) For sites, which fall to the public streets, overflow from the on-site infiltration system shall be discharged to 
Council’s drainage system / kerb and gutter on public roads via a grated boundary pit (min. 450mm x 
450mm) and a 125 x 75 x 6 galvanised Rectangular Hollow Section (RHS). The grade of RHS shall be a 
minimum of 0.5%. 

 
(x) Council’s preferred methods of infiltration are:  

 Infiltration trench system 
 Infiltration trench system with aboveground storage 
 Open bottom tank system 
 Drainage cells 

 
(xi) The on-site infiltration system shall have minimum one (1) metre clearance from the boundaries fronting 

public roads/reserve and two (2) metres clearance from all other boundaries, building/structure footings, 
and/or underground car parking structures. Council may allow the system to be located less than two (2) 
metres clearance from building/structure footings, and/or underground car parking structures subject to 
certification from a qualified structural engineer. 
 

(xii) Minimum two (2) grated pits (600mm x 600mm) located at each end of the infiltration system shall be 
provided to enable access for cleaning to the infiltration units. (Note: These pits can also be used as 
boundary pits if the edge of the pit is located within 0.5m from the boundary line). 
 

(xiii) Lysaght Maximesh RH3030 trash screens and 300mm silt sump shall be provided to the pits. 
 

(xiv) Minimum 200mm thick layer of 14mm crushed aggregate wrapped in a geotextile fabric shall be provided at 
the base of the infiltration system. 
 

(xv) The emergency overflow from the infiltration system, due to blockage or a rainfall event larger than the 
design event, shall be via the grate on the pit(s) (except the aboveground storage basin). The grate(s) shall 
be a minimum of 100mm below any adjacent floor levels. 
 

(xvi) All flows from within the development and relevant to the infiltration system, either via a piped system, 
surcharge from the gutter/piped systems, or overland flow, shall be directed by gravity flow to the infiltration 
system. The conduits shall be designed for a minimum of a 5% AEP event and flow paths for the 1% AEP 
event. 
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6. On-Site Detention (OSD) Systems  

6.1  General 
 
OSD systems shall be provided for all industrial developments and developments, which infiltration system is not 
permitted or feasible. The OSD system shall be designed on the following basis: 

 
(i) All runoff generated from the development and relevant to the OSD system (either via a piped system, 

surcharge from the gutter/piped systems, or overland flow) shall be directed by gravity flow to the OSD 
storage. All pipes shall be minimum 100mm diameter and designed for a minimum of 5% AEP design storm 
event. Overland flow paths shall be designed for the 1% AEP event. 

 
(ii) Detain the stormwater runoff generated by the development for all storm durations up to and including 1% 

AEP events. The permissible site discharge (PSD) from the site shall be designed to restrict the discharge 
to 20% AEP event peak flow under the “State of Nature” condition of the site (i.e. the site is totally 
grassed/turfed) for all storm events. 

 
(iii) Computer modeling, such as DRAINS/ILSAX can be used to design the OSD system. The design details of 

the system shall be submitted to Council for assessment. 
 
(iv) Runoff times of concentration for pervious areas are preferably calculated using the kinematic wave 

equation recommended in Australian Rainfall & Runoff. A minimum time of concentration of 5 minutes is 
acceptable for paved / impervious areas. 

 
(v) The OSD storage volume shall be provided such that the piped outflow of OSD system and bypass flow 

from the development site does not exceed the maximum permissible discharge allowed for the site. 
 
(vi) Where it is not possible to discharge flows from some of the impervious area into the OSD system, the 

storage of OSD system shall be enlarged and the outlet control shall be revised to ensure total runoff from 
the development not exceeding PSD of the entire development site. The maximum site area bypasses the 
OSD system shall not exceed 15% of the total site area of the development. 

 
(vii) Overland flows into the site from the external catchments upstream of the development shall not be blocked 

or enter the OSD system. These flows shall be collected separately and conveyed around the site via a 
suitable gravity flow path without detention. 

 
(viii) The finished floor levels of any non-habitable and habitable buildings/structures shall be minimum 100mm 

and 300mm above the maximum top water level of the OSD system. 
 
(ix) For sites with multiple owners/tenants, the discharge control pit and the storage area shall be contained in 

the communal areas rather than on private lots. This will reduce the complication for inspections and 
maintenance and remain the responsibility of the joint owners rather than an individual. 
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(x) Except for residential alternations and additions and a new single dwelling, restriction on use of land and 
positive covenant shall be created over the property in favour of the Council prior to the release of Final 
Occupation Certificate and/or the Subdivision Certificate to guarantee the on-site infiltration systems 
continued operation, protect from alteration and ensure regularly maintenance. 

 
The Restrictions on Use of Land and Positive Covenants can be imposed either by submitting a suitable 
Request Form to the NSW Land and Property Information under Section 88E (3) of the Conveyancing Act 
1919 or in conjunction with the registration of a plan showing the new lots to be created via Section 88B of 
the Conveyancing Act, 1919. 
 
A sketch plan showing all the components of the system, including above and below ground storages, and 
a copy of the Maintenance Schedule (refer to Section 13) shall be included as attachments to the positive 
covenant. This will ensure that future owners are aware of their maintenance obligations. 
 
City of Botany Bay Council shall be the authority empowered to release, vary or modify the restriction and 
the positive covenant. Documentary evidence of registration of the instrument with the NSW Land and 
Property Information shall be submitted to Council and the Principal Certifying Authority. 
 
Standard wordings of the Section 88E (3) / 88B is available in Appendix B. 
 

(xi) Prior to the release of Final Occupation Certificate and/or the Subdivision Certificate, Work-As-Executed 
(WAE) plans and a maintenance schedule of internal drainage systems, rainwater tanks, OSD systems 
shall be submitted to Council. The maintenance schedule shall show:  
 
 Type of maintenance; 
 Procedure of maintenance; 
 Responsible parties to carry out maintenance; and 
 Frequency of maintenance. 
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6.2  Discharge Control Pit 
 

The Discharge Control Pit shall comply with the following: 
 

(i) The discharge control pit shall:  
 
 Minimise the risk of becoming blocked by debris;  
 Be locate in a suitable position;  
 Be readily inspected; 
 Be accessed readily for cleaning; and 
 Have a minimal risk of being tampered with. 
 

(ii) The minimum size of the discharge control pit shall be:  
 
 600 x 600mm for pits up to 900mm depth.  
 900 x 900mm for pits greater than 1200mm depth. 
 

(iii) The discharge control pit shall be a separate compartment to the storage volume. 
 

(iv) No discharge control pit is to be located within the canopy dripline of existing trees. 
 

(v) The grates shall be fitted with a childproof J-lock or similar. 
 

(vi) Pit covers should be capable of being opened by one person. 
 

(vii) Step irons are required for pits greater than 900mm depth. The step irons shall be placed in a wall clear of 
the flow. 
 

(viii) All discharge control pits shall be fitted with orifice plates. Orifice plates shall be: - 
 
 Manufactured from a corrosion resistant stainless steel plate with a minimum thickness of 3mm (5mm 

where the orifice diameter exceeds 150mm), with a central circular hole machined to 0.5mm 
accuracy; 

 Machined hole shall retain a sharp edge ; 
 Permanently fixed to the pit wall and be epoxy sealed to prevent the entrance of water around the 

edges; and 
 Engraved with the orifice diameter and an identifying mark. 
 

(ix) The orifice diameter shall not be less than 25mm. 
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(x) The invert of the orifice shall be at least 300mm above the gutter/ top of the grated pit level at the point of 
connection to the public stormwater system. This is to prevent surcharge into the OSD storage as the public 
system often can only cater for storm frequencies of less than 20% AEP event. 
 
Where this cannot be achieved, submerged outlet condition shall be considered to determine the OSD 
storage requirements. The downstream water level in this instance shall be based on 1% AEP water level 
or assumed to be the top of kerb if the downstream water level is unknown. 

 
(xi) All discharge control pits shall be fitted with an internal trash screen which shall:  

 
 Be manufactured from galvanised Lysaght RH3030 Maxi-mesh (or approved equivalent) with 

galvanised angle steel frame; 
 Screen all pit inflows to the orifice; 
 Have screen area 50 times the orifice area; 
 Include handle(s) for easy removal; 
 Be located to a minimum distance of 150mm from the outlet orifice; and 
 Be positioned as close to vertical as possible. 

Note: Pits up to 600mm deep should have screens no flatter than 45 degrees. In pits over 600mm deep or   
remote positions, this should be increased to 60 degrees.
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Figure 1 -Typical Discharge Control  Pit  
 

Source: Upper Parramatta River Catchment Trust 
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6.3  High Early Discharge 
 
High Early Discharge (HED) shall be considered in the design of the OSD system to minimise the storage volume 
required.  In order to achieve HED, the following shall be complied with: 
 

(i) The discharge to the storage shall commence at a minimum of 75% of the PSD as calculated for the 
various storm frequencies. 
 

(ii) The overflow structure from the discharge control pit to the storage (weir, pipe, grate, etc) shall convey the 
maximum 1% AEP flow to the discharge control pit less the initial HED through the orifice. 
 

(iii) The majority of the site drainage system shall be connected to the discharge control pit. 
 

(iv) The volume of the discharge control pit shall be small in comparison to the volume of the storage. 
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6.4  OSD Storage Requirements 
 
The OSD storage shall be designed to comply with the following: 

 
(i) The on-site detention storage shall be located separate from any natural watercourses and overland flow 

paths, and shall not be inundated by any events up to and including a 1% AEP design storm event 
 

(ii) Where roof storage is proposed for the OSD system, the freeboard requirements are not applicable. 
 

(iii) For aboveground landscaped storages, the design volume shall be increased by 20% to allow for 
construction irregularities and vegetation. No floatable landscape materials shall be used.   
 

(iv) The surface of the landscaped area where detention storage is proposed shall be grass surface / stone 
gravels. The location of the OSD shall be consistent with the landscape plan and clear of areas containing 
landscaping mulch garden beds. 
 

(v) Above ground storage in landscaped areas shall be defined by separate watertight dwarf walls in masonry 
construction. 
 

(vi) In the interests of safety and amenity, ponding of water of the storage area shall de designed in a manner, 
which minimises inconvenience and nuisance. The following requirements shall also be complied with:  
 

Storage Area Desirable 
Max. 

Absolute 
Max. 

Pedestrian Areas 0 mm 50 mm 

Parking & Driveways 100 mm 200 mm 

Accessible Landscaped Area 300 mm 600 mm 

Covered/Fenced Storage 600 mm 1200 mm 

Roof Area As required by structural 
integrity 

Underground with sealed access No limit 
 

(vii) Where the ponding depth exceeds 300mm, a warning sign shall be erected in each such storage area – 
refer to Figure 6. 
 

(viii) To ensure the continued function, maintenance and amenity of developments, OSD storage areas shall not 
be located within privately controlled residential areas (eg. private courtyards) for multiple occupancy sites. 
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(ix) The underground OSD storage shall be located within the building structure or underneath approved 
pavements such as service, manoeuvring or parking areas. 
 

(x) No underground OSD storage shall be located:  
 

 In the areas dedicated as landscape areas or in open spaces, unless there are no another alternative; 
and  

 Within the canopy dripline of existing trees or to any other dimension or radius measured from the 
tree trunk specified by an Arborists’ Report or Council specification, except when it is located 
underneath approved pavements. 

 
(xi) Any underground storage shall be designed to enable the property owner/contractor to carry out routine 

maintenance. The following shall be incorporated in the design:  
 

a. Residents/owners must be able to inspect critical parts of the storage from the surface without having 
to remove heavy access covers.  Concrete covers shall be avoided for this reason. 

 
b. A continuous fall on the floor of the storage of at least 1% must be provided to the storage outlet to 

minimize ponding in the storage. 
 
c. To provide suitable maintenance access to the underground storage tank, the access grate openings of 

the tank shall be minimum 900 mm x 900 mm and at no more than 6m spacing from another access 
grate. At least one (1) access grate shall be provided over the outlet pipe. 

 
d. For all grated pits that connected to the OSD system (except overflow pits), the surface level of the pit 

shall be minimum 100mm above the top water level in the underground storage tank. 
 
e. The minimum clearance height for underground tank shall be 900mm.  If this cannot be achieved due 

to level or other constraints, Council may consider to accept the internal heights of the tank absolutely 
not less than:  

 
 Commercial/industrial developments: 750mm 
 Residential developments:   600mm 

 
In addition, the following shall be complied with:  

 
 Maximum lifting weight of 20kg for the access grates;  
 Access grates shall be placed at no more than 3m spacing from another access grate; 
 The base of the tank shall be shaped with a 1% crossfall to a V drain and with a 2% longitudinal 

slope along the V drain; 
 Tanks less than 750mm high shall be precast to avoid difficulties with removing formwork; and 
 Step irons shall be provided to the tank, which the depth exceeds 900mm. 
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(xii) To minimize the risk of silt and debris blocking the storage outlet the floor of the discharge control pit shall 
be a minimum of 150mm below the return pipe to the storage, and the return pipe to the storage shall be at 
least 150mm in diameter. 
 

(xiii) Underground storage for total storage volumes shall be avoided where at all possible. 
   

(xiv) Where all the storage is provided in an underground structure, the storage shall be designed to overflow 
and pond in a very visible part of the property so that the ponding will be noticed and the outlet blockage 
cleared before another storm event. 
 

(xv) The build-up of noxious odour in storages without a grated access can create problems.  If the storage is 
sealed, vents shall be provided. 
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6.5 Overflow Requirements 
 

Provision needs to be made in the OSD design to accommodate stormwater runoff generated by the storm event 
more severe than the design storms or if the outlet of the OSD system is blocked. Emergency overflow structure 
and distinct overland flow path of the OSD system shall be created (free from obstruction, such as fences, 
buildings, structures etc) and maintained. In order to check the adequacy of the emergency overflow structures, 
such as weirs or spillways, and freeboards to finished floor levels, the following shall be complied with: 

 
(i) The emergency overflow structures (including weirs, spillways, pipes) shall be designed to convey peak 

flow from 1% AEP event that discharges to the storage. 
 

(ii) Emergency overflow via pipe system is not preferred and will only be accepted under exceptional 
circumstances. A minimum blockage factor of 50% shall be applied to the flow in calculating the size of the 
overflow pipes. 
 

(iii) The finished floor levels of garage and any habitable buildings/structures adjacent to the overflow structure 
and overland flow path shall be minimum 100mm and 300mm above the maximum depth of water over the 
emergency overflow structures respectively. 
 

(iv) Overflows shall be directed to a flow path through the development so that buildings are not inundated nor 
are flows concentrated on an adjoining property. 
 

(v) Where an emergency overflow would flow over private property external to the site, a piped overflow 
system with 1% AEP capacity shall be provided within a suitable drainage easement. 
 

(vi) The invert of overflow pipe invert or surface level of the grate of the OSD shall be a minimum of 300mm 
above the gutter or natural surface RL at the point of connection to the Council stormwater system. 
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7. Underground Structures 

7.1  Groundwater Seepage 
 
Construction within 0.5m of the groundwater table level is prone to groundwater seepage.  Therefore, the following 
conditions will apply: 

 
(i) The design shall ensure the integrity of the underground structure is maintained at all times (e.g. tanking or 

water proofing).  Details of the water proofing method shall be submitted with the development application. 
 

(ii) No subsoil drainage systems shall be installed where sand is the natural soil in and around the infiltration 
system, in the garden areas, behind basements walls, and behind retaining walls. 
 

7.2  De-watering of Underground Structures 
 
It is normal practice with the construction for underground structures, that de-watering will be required. Contact 
should be made with NSW Office of Water to determine if a licence is required under the Water Management Act 
2000, for temporary dewatering.  
 
Note: Permanent dewatering is not allowed in the Botany Sand Aquifer. 
 
If a licence is required, then the Development Application becomes Integrated Development and Council’s 
Development Assessment Planner must be consulted. 
 
Council requires a report from an appropriately qualified professional that includes, but not limited to, the following 
information.  A report listing the following must be submitted with the Development Application: 

 
(i) The number of pumps and the discharge location/s of these pumps from the site; 
 
(ii) Type of de-watering works – bore/s, spearpoints or excavation; 
 
(iii) An estimation of volume of water to be extracted, pumping rate and duration; 
 
(iv) The extent of the water table will be lowered and the radius of influence; 
 
(v) Estimation of the likely impact (settlement) on existing neighbouring structures due to groundwater 

drawdown; 
 
(vi) An estimate of the likely increase in water table level post-development due to the proposed structures; 
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(vii) Consideration be given to the likely impact of heave due to the derivation of groundwater beneath the 

perimeter walls; 
 
(viii) Flows from the de-watering process shall be tested, to ensure compliance with Protection of the 

Environment Operations Act 1997 and ANZECC 2000 Guidelines for Fresh and Marine Water Quality – 
Marine Ecosystem 95% trigger criteria; and  

 
(ix) The pipe work associated with the de-watering process shall not be permitted to cross Council’s road 

reserve without the appropriate pedestrian protection and separate approval. 
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7.3  Basement Drainage 
 
The basement drainage system shall be designed to suit the following criteria: 

 
(i) No subsoil drainage system shall be provided where the natural soil is sand and/or area below the ground 

water table. 
 

(ii) The pump-out tank shall be designed to comply with the following requirements: 
 

(a) The pump-out system shall be designed in accordance with AS/NZS 3500.3. 
 
(b) The pump-out system shall comprise of two (2) submersible type pumps. The two pumps shall be 

designed to work on an alternative basis to ensure both pumps receive equal use and neither 
remains continuously idle.  

 
(c) Each pump shall have a minimum capacity of 10L/s or shall be based on the flow rate generated 

from a 1% AEP 5-minutes duration storm event of the area of the ramp that draining into the system, 
whichever is greater. 

 
(d) An alarm warning device (including signage and flashing strobe light) shall be provided for the 

pump-out system to advise the occupant of pump failure. The location of the signage and flashing 
strobe light shall be shown on the stormwater management plans. 

 
(e) The volume of the pump-out tank shall be designed with a minimum storage capacity equivalent to 

the runoff volume generated from of the area of the ramp that draining into the tank for a 1% AEP 2-
hours duration storm event. 

 
(f) Backflow prevention devices/ measures shall be provided to the outlet of the pump-out system to 

minimise or eliminate the risk of backflows into the basement. 
 

(iii) Prior to the release of the Occupation Certificate and/or the Subdivision Certificate, restriction on use of 
land and positive covenant is to be established over the property (in favour of the Council) to ensure the 
systems continued operation, protect from alteration and ensure regularly maintenance. 
 
The Restrictions on Use of Land and Positive Covenants can be imposed either by submitting a suitable 
Request Form to the NSW Land and Property Information under Section 88E (3) of the Conveyancing Act 
1919 or in conjunction with the registration of a plan showing the new lots to be created via Section 88B of 
the Conveyancing Act, 1919. 
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A sketch plan showing all the components of the system, including above and below ground storages, and 
a copy of the Maintenance Schedule (refer to Section 13) shall be included as attachments to the positive 
covenant. This will ensure that future owners are aware of their maintenance obligations. 
 

(iv) City of Botany Bay Council shall be the authority empowered to release, vary or modify the restriction and 
the positive covenant. Documentary evidence of registration of the instrument with the NSW Landsand 
Property Information shall be submitted to Council and the Principal Certifying Authority. 
 

(v) Standard wordings of the Section 88E (3) / 88B is available in Appendix C. 
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8. Finished Floor Levels  
 
All new developments shall have finished floor levels complying with the following minimum criteria:  
 

(i) For a site within Council’s identified flood area or within the vicinity of Council or Sydney Water drainage 
easement/reserve or stormwater drainage system (including open/covered channel, watercourse and 
underground drainage pipes/culverts), the finished floor levels shall be minimum 500mm (habitable 
buildings/structures) and 300mm (non-habitable buildings/structures, such as garages, ramps to the 
basement car parking area) above the estimated 1% AEP flood level. 

 
(ii) For developments associated only with extension of a single dwelling where this requirement may create a 

major problem, Council will consider lowering the criteria, depending on the size of the proposed extension 
and its proposed use. 
 

(iii) For a site falls toward the streets and not affected by overland flow path and flooding, the finished floor level 
of the habitable area shall be minimum 300mm above the top of kerb fronting the site. 
  

(iv) For site falls to the rear and not affected by overland flow path and flooding, the finished floor level of the 
habitable area shall be minimum 300mm above the highest natural surface RL directly adjoining the 
proposed floor. 
 

(v) For site with belowground basement, the crest levels of ramps and steps at the entry points shall be 
minimum of 300mm above the following: 

 
 1% AEP flood level where such is known; or 
 top of kerb adjacent to the layback; or 
 overflow RL from any on-site stormwater systems; and 

 
(vi) The raising of floor levels, or any site levels, shall not create or exacerbate flooding on any other private or 

public properties, including public roads and open space. 
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9. Maintenance Schedule  
 
Prior to the release of Final Occupation Certificate and/or Subdivision Certificate, a maintenance schedule shall be 
prepared and submitted to Council. The maintenance schedule is a simple set of operating instructions for future 
property owners and occupiers. It should be clearly and simply set out and should be accompanied by a simplified 
plan showing the total layout of the stormwater system. The designer’s consent to release of this plan to 
subsequent owners/occupiers should be provided to facilitate long-term maintenance of the facility. 

 
What must be done? 
The maintenance schedule needs to set out simply and clearly the routine maintenance necessary to keep the 
stormwater system working. Some of the issues that will need to be addressed are: 

 
 Where the infiltration trenches, permeable pavements, GPT’s and storages are located. 
 Which parts of the system need to be accessed for cleaning and how access is obtained. 
 A description of any equipment needed (such as keys and lifting devices) and where they can be obtained. 
 The location of screens and how they can be removed for cleaning. 

 
Who should do the maintenance? 
Where a large proportion of the storage is located above ground, it should be maintained by property owners, 
residents or handymen. For underground structure, particularly those with limited access and/or substantial depth, 
the owner may require to engage commercial cleaning companies with specialized equipment, particularly the 
GPT(s). Appropriate notes on the hazards of confined space entry shall be included. 

 
How often should it be done? 
The owner should be provided with advice on how frequently the system needs to be inspected and approximately 
how often it will require cleaning. The frequencies of both inspections and maintenance will be highly dependent on 
the nature of the development, location of the storage and the occurrence of major storms. Council suggests the 
following frequencies: 

 
Residential  
 
 Inspect the system for damage or blockage every six months and after heavy rainfall; 
 Clean the system by removing sediment, debris and blockage as required, generally at least once a year; 

and 
 Suction sweep permeable pavements at least once every six months. 

 
Commercial/Industrial/Others 
 Inspect the system for damage or blockage every three months and after heavy rainfall; 
 Clean the system by removing sediment, debris and blockage as required, generally at least once every six 

months; and 
 Suction sweep permeable pavements at least once every three months. 



 
 

P a g e  | 39 

Part 10 - Stormwater Management Technical Guidelines                          Botany Bay Development Control Plan 2013 (Amendment 6)  
  Enforced 02/08/2016 

10. Work-As Executed Plans & Compliance Certificates  
 
Prior to the issue of Final Occupancy Certificate and/or Subdivision Certificate, the following information shall be 
provided to Principal Certifying Authority and a copy to Council: 

 
For alternations and additions and construction of a single dwelling 
 
Documentation, prepared by a practicing civil engineer or qualified and experienced person in stormwater drainage 
design shall be submitted to Council. The documents shall certify that the stormwater drainage system (including 
stormwater re-use, on-site infiltration and on-site detention system) has been constructed in accordance with the 
approved stormwater drainage design and accepted practice. 
 
For all other developments and redevelopments (including multi-unit residential, commercial, industrial 
and mixed use developments): 

10.1  Work-as-Executed (WAE) Plans 
 

Work-as-Executed (WAE) plans prepared by a Registered Surveyor shall be submitted. A general set of guidelines 
for preparation of WAE plans is provided below. However, in some projects there will be site-specific features that 
will require additional details. The designer should therefore be consulted before preparing these plans. The WAE 
plans shall provide sufficient information to the designer to certify the as-constructed system will function in 
accordance with the approved design. 
 
Note: Any changes to the top water level in the storage or depth of storage may alter the required orifice diameter.  
Calculations shall be submitted to show that the orifice diameter is correct if the approved design water level has 
been changed. 

 
On-Site Infiltration System 
 

 Location of permeable pavements and the on-site infiltration system(s), especially clearance distance from 
property boundary and building/structure footings; 

 Location and size of the access pits; 
 Dimension in plain view of permeable pavements and on-site infiltration systems; 
 Storage capacity of the on-site infiltration system; and 
 Location and size of any overflow pipe from the infiltration systems. 
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On-Site Detention System 
 

Discharge Control Pit 
 
 Location of the pit; 
 Internal pit dimensions; 
 Surface and invert level of the pit; 
 Internal diameter and invert level of the outlet pipe; 
 Internal diameter and invert level of the return pipe; 
 The diameter of the orifice and verification that it has been fitted correctly; 
 Details of the overflow weir (including level and dimension) from the discharge control pit to the storage; 

and 
 Verification that a non-return flap vale and a trash screen have been fitted. 

 
Storage 
 
 Type of storage - roof, aboveground, belowground or combination; 
 Extent of the storage; 
 Sufficient levels and dimensions to verify storage volumes – as a minimum, WAE plans shall give the 

constructed level of all design levels shown on approved plans; 
 Detailed calculations of the actual volume achieved for each storage; and 
 Level and location of any overflow structures (e.g. spillways, weirs). Any changes to storage depth or top 

water level and whether the orifice size is affected. 
 

Freeboard 
 
 The finished floor levels of adjacent buildings structures of the OSD system and overland flow paths. 

 
Stormwater Quality Improvement Device (SQID) 
 
 Location of the SQID; and  
 Type and size of the SQID 
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10.2  Compliance Certificates 
 
For all new commercial, industrial, mixed use and multi-unit residential developments, Compliance Certificates, 
issued under Part 4A of Environmental Planning and Assessment (EP&A) Act, shall be submitted to Principal 
Certifying Authority and Council to confirm that the construction of stormwater drainage system, pump-out system, 
the stormwater re-use system, on-site infiltration and on-site detention have been completed and generally carried 
out in accordance with the approved design. 
 
The certificates shall be obtained from the following categories of Accredited Certifier:  

 
 Accredited Certifier (stormwater management facilities construction compliance); and 
 Accredited Certifier (stormwater compliance). 

 
To avoid delays in obtaining compliance certificates, developers and builders are encouraged to have the designer 
supervising the construction of these systems. Defects are expensive to repair once the development is completed. 
 
A separate structural certification will be required for any structural elements. The Compliance Certificate needs to:  

 
 State that the system will function in accordance with the approved designs, subject to satisfactory 

maintenance; 
 Identify any variations from the approved design; and 
 State that these variations will not impair the performance of the site stormwater system. 
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11. Flood Study or Overland Flowpath Assessment  

11.1  Sites requiring a Flood Study/Overland Flowpath Assessment 
 
A flood study/overland flow path assessment shall be carried out by the developer and submitted to Council as part 
of the DA documentation when the following is applicable to the site:  

 
(i) Council’s (or Sydney Water’s) drainage easement/drainage reserve and/or stormwater drainage system 

(including open/covered channel, watercourse and underground drainage pipes/culverts) is located within 
/adjacent to the site’; 
 

(ii) The site is within or directly adjoins the Council’s identified major overland flow path or flood area; 
 

(iii) The site is located at/ adjacent to the sag point of the catchment; and  
 

(iv) Any part of the site has nature ground level below 4m AHD. 
 

For developments associated only with extension of a single dwelling where this requirement may create a major 
problem, Council will consider lowering the criteria, depending on the size of the proposed extension and its 
intended use. 
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11.2  Submission Requirements 
 
Overland Flow Path Assessment 
 
For site with upstream catchments less than or equal to 5 Ha, a detailed overland flow path assessment in 
accordance with the current version of Australian Rainfall and Runoff (AR&R) and the NSW Floodplain 
Development Manual shall be submitted to Council to determine the critical flow characteristics (e.g. potential 
extent) of the overland flow path and its impact to and by the proposed development. 
The assessment shall be prepared by a qualified civil engineer experienced in the preparation of flood study. The 
flood study shall include the following information:  
 

(i) Catchment plan highlighting the full upstream catchment area that generates the overland flow; 
 

(ii) A pre-construction (existing conditions) & post-construction (proposed development) detailed hydraulic 
analysis based on the 1 % AEP for the upstream catchment area; 
 
 Note: A 50% blockage factor shall always apply to the hydraulic analysis of the underground drainage 
system. 
 

(iii) A scaled plan view showing the existing 1% AEP overland flow path extent and levels on the subject 
property; 
 

(iv) A longitudinal section (at the vertical scale 1:50, horizontal scale to that of plan view) of the drainage 
system showing existing and proposed surface levels, 1% Annual Exceedance Probability (AEP) floodwater 
levels, hydraulic data and all changes in grade; 
 

(v) Scale 1:50 cross-section details taken at the right angle to the overland flow path with a maximum spacing 
of every 5m. It shall at least include the following locations: 
 Immediately at the upstream property boundary;  
 Where the existing and proposed development /structure is closest to the flow path;  
 Immediately at the downstream property boundary; and  
 Other cross-sections as required where the flow path and/or drainage system being affected. 

 
Note: Cross-sections must show the existing and proposed ground levels, pre- and post development top 
water levels, hydraulic data and flood extents. 

 
In addition, the following issues shall also be complied with:  

 
(i) Impact to the frequency and intensity of the storms from Climate Change in accordance with NSW Sea 

Level Rise Policy Statement shall be considered; 
 

(ii) All levels shown on assessment drawings and details shall be to the Australian Height Datum (AHD); 
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(iii) The overland flow path assessment must demonstrate that the proposed development will not impede the 

passage of overland flow to cause a rise (afflux) in the water level upstream and/or increase the 
downstream velocities of flow; 
 

(iv) No structures and/or fillings are permitted over the 1% AEP overland flow path unless suitable flood 
mitigation measures are to be implemented. These measures will require assessment and approval from 
Council; 
 

(v) The proposed finished floor levels of habitable buildings/structures and non-habitable buildings/structures 
(including garage, ramps to the basement car parking area etc.) shall be minimum 300mm and 100mm 
above the 1% AEP floodwater levels respectively; 
 

(vi) If the velocity - depth product of the overland flow path exceeds 0.4m2/s, suitable open type fencing or 
other appropriate measures shall be used to restrict access to such areas affected by hazardous overland 
flows; 
 

(vii) The boundary fence over the estimated extent of the overland flow path must be replaced with open type 
fencing to allow unimpeded passage of overland floodwater; and 
 

(viii) The overland flow path assessment must be signed by an engineer declaring that the study has been 
undertaken in accordance with Australian Rainfall and Runoff and the NSW Floodplain Development 
Manual. 

 
Flood Study 
 
For site with upstream catchments greater than 5 Ha, a detailed flood study in accordance with the current version 
of Australian Rainfall and Runoff (AR&R) and the NSW Floodplain Development Manual shall be submitted to 
Council. 
 
The assessment shall be prepared by a qualified civil engineer experienced in preparation of flood modelling and 
shall address and comply with the following:  

 
(i) The flood study which shall include:  

 
 Flood model of the 1% Annual Exceedance Probability (AEP) design storm events and Probable 

Maximum Flood (PMF) with the predicated impacts of Climate Change; 
 Two-dimensional (2D) flood modelling (such as TUFLOW) shall be used for the development site 

with upstream catchments greater than 20 Ha. 
 Scaled maps, including 0.2 m contour lines that showing full upstream catchment area; 
 Scaled maps showing the flood extent, flood contour, flood depth and velocity of pre-development 

and post-development 1% AEP and PMF flood; and 
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 Detailed scaled plan view showing the pre-development and post-development 1% AEP and PMF 
flood extent and levels on the subject property. 

 
(ii) A 50% blockage factor shall always apply to the underground drainage system in flood modelling. 

 
(iii) A sensitively analysis on flooding impact when the stormwater drainage system is 100% blocked shall be 

considered in the modelling.  
 

(iv) All levels shown on flood study shall be to the Australian Height Datum (AHD). 
 

(v) The flood study shall demonstrate that the proposed development will not impede the passage of 
floodwater to cause a rise (afflux) in the flood level upstream and/or increase the downstream velocities of 
flow of the flood standard. 
 

(vi) The proposed finished floor levels of habitable buildings/structures and non-habitable buildings/structures 
(including garage, ramps to the basement car parking area etc.) shall be minimum 300mm and 100mm 
above the 1% AEP floodwater level respectively. 
 

(vii) Flood storage within the site shall be maintained before and after the development. 
 

(viii) Structures/filling shall not be placed within the flood extent unless suitably and adequate mitigation 
measures have been proposed and implemented. These measures will require approval from Council. 
 

(ix) The boundary fence over the estimated flood extent must be replaced with open type fencing to allow 
unimpeded passage of overland floodwater. 
 

(x) Flood Evacuation Plan in PMF storm events shall be submitted for assessment. 
 

(xi) If the velocity - depth product of the overland flow path exceeds 0.4m2/s, suitable open type fencing or 
other appropriate measures shall be used to restrict access to such areas affected by hazardous overland 
flows. 
 

(xii) The flood study must be signed by an engineer declaring that the study has been undertaken in accordance 
with Australian Rainfall and Runoff and the NSW Floodplain Development Manual. 
 

Positive Covenants and Restrictions on Use of Land 
 
Prior to the release of the Occupation Certificate and/or the Subdivision Certificate, Restrictions on Use of Land 
and Positive Covenants shall be created on the title of the subject site that is affected by flooding, overland flow 
path and / or flood storage in order to ensure unimpeded passage of 1% AEP overland floodwater and / or 
maintain the capacity of the flood storage in the catchment. 
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The Restrictions on Use of Land and Positive Covenants can be imposed either by submitting a suitable Request 
Form to the NSW Lands and Property Information under Section 88E (3) of the Conveyancing Act 1919 or in 
conjunction with the registration of a plan showing the new lots to be created via Section 88B of the Conveyancing 
Act 1919. 
 
The extent of the identified overland flood path and /or compensatory flood storage within the subject site shall be 
shown on a scale sketch, attached as an annexure to the Positive Covenant. This will ensure that future owners 
are aware of their maintenance obligations. 
 
City of Botany Bay Council shall be the authority empowered to release, vary or modify the restriction and the 
positive covenant. Documentary evidence of registration of the instrument with the NSW Land and Property 
Information shall be submitted to Council and the Principal Certifying Authority. 
 
Standard wordings of the Section 88E (3) / 88B is available in Appendix D. 

 
Engineering Certification 
 
Prior to the release of the Occupation Certificate and/or the Subdivision Certificate, certification from a qualified 
civil engineer, shall be submitted to Council certifying the follows:  

 
(i) All flood management measures identified in the submitted flood study/overland flow path assessment have 

been constructed and completed; 
 

(ii) The required compensatory flood storage has been provided in accordance with the flood study/ overland 
flow path assessment; 
 

(iii) All fencing within the flood extent and overland flood path must not cause any detrimental increase in 
floodwaters on surrounding lands and is to be constructed to withstand the forces of floodwaters; and  
 

(iv) Work-as-Executed details showing the flood affected area / overland flow path / compensatory flood 
storage are in accordance with the details shown on the submitted flood study/overland flow path 
assessment. 
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12. Buildings/Structures Over Council Stormwater Lines & Easements  
 
Council does not permit the construction of any structural features of the development to be built over Council’s 
drainage lines or easements. 
 
If there are site constraints whilst other alternatives have been investigated, Council may permit light and 
demountable structures (such as carport) over the easements subject to:  

 
(i) Approval has been granted by Council’s Asset Section; 

 
(ii) The structure will not obstruct the 1% AEP flood/overland flow path; 

 
(iii) Deed of Indemnity shall be prepared and entered into between Council and the owner of the subject 

property for the light and demountable structure erected within the existing Council stormwater drainage 
easement. The deed shall fully indemnify Council and their representative from all claims, demands and 
liability, which may arise in respect of the removal of structures and any necessary works associated with 
the structures that erected within the existing Council stormwater drainage easement and the owner shall 
bear all costs associated with these removal works; and 
 

(iv) The structure foundations shall extend to at least 1m below the invert of the existing stormwater line. 
 

Under no circumstances shall any permanent structures or habitable areas, such as bedroom and living areas be 
erected over Council’s easements or drainage lines. 
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12.1 CCTV Survey of Council Drainage Systems (2.48)  
 
For the site contains and/or is adjacent to Council drainage easement/reserve or stormwater drainage system 
(including open/covered channel, watercourse and underground drainage pipes/culverts), closed circuit television 
(CCTV) inspection survey shall be carried out prior to commencement of any site work and prior to issue of any 
Occupation Certificate. This is to protect Council’s infrastructure during the course of construction of the 
development. The CCTV inspection survey shall comply with the following:  
 
A qualified practitioner, with a certificate of attainment in NWP331A Perform Conduit Evaluation, shall undertake a 
closed circuit television (CCTV) inspection and report on the condition of the Council drainage pipeline before the 
development and after the completion of all development works. The camera and its operation shall comply with 
the following:  

 
(i) The internal surface of the drainage pipe shall be viewed and recorded in a clear and concise manner; 

 
(ii) The CCTV camera used shall be capable to pan, tilt and turning at right angles to the pipe axis over an 

entire vertical circle to view the conduit joints; 
 

(iii) Distance from the manholes shall be accurately measured; and 
 

(iv) The inspection survey shall be conducted from manhole to manhole. 
 

The written report, together with a copy of the digital video footage of the pipeline shall be submitted to Council. A 
written acknowledgment shall be obtained from Council (attesting to this condition being appropriately satisfied) 
and submitted to the Principal Certifying Authority. 
 
Any damage to Council’s infrastructure during the course of the construction works shall be restored at the 
applicant’s cost. 
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12.2  Drainage Easements  
 

For sites where the conveyance of stormwater involves the provision of a stormwater system across lands owned 
by others, then easements to drain stormwater shall be created over the downstream properties, in favour of the 
lot(s) being developed. 
 
Where a downstream drainage easement is required, written agreement to the easement from the affected 
owner(s) shall be submitted with the Development Application. 
 
Documents relative to the creation of downstream easement(s) shall be lodged with NSW Land and Property 
Information for registration prior to issue of the Construction Certificate. Final registration shall be in effect prior to 
the issue of Occupancy Certificate or occupation of the site. All costs shall be borne by the developer. 
 
All Council and inter-allotment drainage easements shall be able to accommodate overland flow from the upstream 
catchment up to 1% AEP design storm event. 
 
Drainage Easement benefiting Council shall have the width as follow: 

 
 For pipe diameter ≤  900mm, 

- 3 m 
 
 For pipe diameter > 900mm, 

- width of the drainage structures plus one (1) metre on each side of the structure 
 

All Council drainage easements shall be provided with an unobstructed floodway of adequate capacity over the 
surface. No structures shall be erected or placed over the Council drainage easement except to those structures 
stated in Section 16 of this technical guideline. 
 
The following minimum width of the inter-allotment drainage easement shall apply: 

 
Pipe Diameter Minimum Easement Width 

≤  300mm 1 m 

> 300mm and ≤  750mm 2.5 m 

> 750mm and ≤  1200mm 3 m 
> 1200mm Width of the drainage structures plus one (1) 

metre on each side of the structure 
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13. Design & Construction of Council Stromwater Drainage Systems  
  
The design and construction of Council’s stormwater drainage system shall comply with the following:  

 
(i) Infrastructure performance bond shall be lodged with Council to safe guard against defective public civil 

works undertaken by the main contractor for a period of twelve (12) months from the date of completion as 
agreed by Council. The bond shall be lodged in the form of a cash deposit, cheque or unconditional bank 
guarantee, which will be refundable (with no interest) subject to the approval of Council’s engineers at the 
end of the maintenance period.  In this period, the contractor is liable for any part of the work, which fails to 
achieve the design specifications. Council shall be given full authority to make use of the bond for such 
restoration works within the maintenance period as deemed necessary. 
 

(ii) All Council drainage pipelines shall be reinforced concrete (RCP) or fibre reinforced concrete (FRC), rubber 
ring joint (RRJ), and shall be of the appropriate class (minimum Class 3).  The design shall consider final 
and construction traffic loads. 
 

(iii) Design capacity shall be based on at least a 5% AEP design storm event. Larger capacities will be required 
for trunk stormwater systems where overland flow paths are limited, but the minimum size shall be 375mm 
diameter and minimum grade of 0.5%. 
 

(iv) For trunk stormwater systems, the design frequency storm event shall depend on the following: 
 
 The capacity of the existing upstream and downstream system (existing and proposed); 
 The size of the catchment; 
 Capacity and location of the overland flow path; and 
 The type of adjoining development. 

 
(v) The final design details will need to be made in liaison and agreement with Council’s Engineers. Approval of 

the design shall be sought from Council prior to commencement of any works on-site. 
 

(vi) Hydrologic and hydraulic design of the drainage system shall be based on a recognized, current stormwater 
model (subject to Council’s approval) and the present Australian Rainfall & Runoff. 
 

(vii) Pits shall be in accordance with Council’s standard plans and for kerb inlets; the minimum opening shall be 
1.8m and a maximum 4.8m. 
 

(viii) All pipes shall be backfilled in accordance with the relevant Australian Standards. 
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(ix) In newly created roads where a low point occurs, an overflow path shall be provided to carry that flow to a 
public road or stormwater system, and designed for the 1% AEP design storm event (i.e. as though the pipe 
system did not exist). The overland flow path shall be within a public pathway, public open space, or an 
area over which exists a relevant covenant or stormwater easement. 

 
 

(x) On completion of the development construction and prior to the issue of the Subdivision 
Certificate/Occupation Certificate, CCTV survey and report shall be submitted to Council in accordance with 
Section 17 of this technical guideline to ascertain if any damage has occurred to the newly laid stormwater 
conduits. Any damage shall be repaired by the applicant to Council’s requirements and satisfaction. Once 
any damage has been repaired to Council requirements, a further CCTV survey and report shall be 
submitted to Council for further consideration. The CCTV survey and report shall also be used to view any 
rubbish and sediment in the conduits for cleaning by the applicant. 
 

(xi) On completion of the development construction and prior to the issue of the Subdivision 
Certificate/Occupation Certificate, work-as-executed plans shall be submitted to Council for consideration. 
These plans shall be prepared by a registered surveyor and shall indicate the as-constructed pit and 
conduit sizes and conduit invert RL’s at each pit. The information shall be indicated in red on the approved 
construction plans and shall be lodged in PDF format. The Registered Surveyor shall sign and date each 
plan. 
 

(xii) On completion of the development construction and prior to the issue of the Subdivision 
Certificate/Occupation Certificate, the following asset details shall be submitted to Council for consideration, 
in Excel format: 

 
For each pit 

 Pit code as per the work-as-executed plan. 
 Pit type and lintel size. 
 Total value to the nearest $1,000. 
 Construction date – month and year. 
 Built by (contractor’s name). 
 Street name where applicable. 
 Grate RL (AHD). 
 Invert RL (AHD). 

 
For each conduit 

 Line code as per the work-as-executed plan. 
 Description – type, eg RCP, FRC, RRJ, box culvert, open channel, etc.\ 
 Size (mm). 
 Length (m). 
 Total value to the nearest $1,000. 
 Construction date – month and year. 
 Built by (contractor’s name). 
 Street name where applicable. 
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14. Design & Construction of Inter-Allotment Stormwater Drainage 
System 

 
The inter-allotment drainage system shall be designed and constructed in accordance with the following:  
 

(i) A written agreement to the creation of the easement and the construction of the inter-allotment drainage 
line from all affected property owners shall be submitted as part of the documentation of development 
application. 
 

(ii) The inter-allotment drainage system shall accommodate runoff generated from all roof areas of the 
development based on a 1% AEP design storm events (to allow for box gutter design storm frequency in 
accordance with AS/NZS 3500.3 Table 3.1). 
 

(iii) The pipeline shall be minimum of 150mm diameter, and UPVC – sewer grade. 
 

(iv) Provide a 600mm x 600mm concrete pit (precast or cast in-situ) at each bend of 90° or greater, and at the 
road alignment (within the property) prior to entering the Council system.  The pits shall have a concrete lid 
(not grated, unless the system has been designed for overland flow).  If the pit is >1.0m deep, corrosion 
resistant step-irons shall be provided. 
 

(v) For a bend < 90°, provide a UPVC bend with a screw capped cleaning eye to the finished surface on the 
downstream side of the bend. 
 

(vi) The cover of the pipe shall be in accordance with AS3500.3 
 

(vii) On completion of the development construction and prior to the issue of the Subdivision 
Certificate/Occupation Certificate, work-as-executed plans and compliance certificate shall be submitted to 
Council. The requirements shall be in accordance with Section 14 of this guideline. 
 

(viii) On completion of the development construction and prior to the issue of the Subdivision 
Certificate/Occupation Certificate, a CCTV survey and report shall be submitted to Council to ascertain if 
any damage has occurred to the newly laid stormwater conduits.  
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15. Car Wash Requirements  
 
For multi-unit residential developments, carwash bays shall be designed to comply with the following: 

 
(i) The car wash bay shall be situated so that the runoff from this area does not enter the site’s stormwater 

system and  
 

(ii) The car wash bay area shall be bunded and undercover with a direct discharge to the sewer in 
accordance with Sydney Water requirements.  
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16. Stormwater Quality Improvement Devices (SQID)  
 
Stormwater Quality Improvement Devices (SQID) shall be provided to all developments, except for alterations and 
additions and residential developments with less than 20 dwellings. The stormwater quality improvement devices 
shall address the following: 

 
(i) Prior to stormwater discharge from the site into the public drainage system, all stormwater runoff 

generated from the site shall pass through Stormwater Quality Improvement Devices (SQID) (e.g. Gross 
Pollutant Trap (GPT)) capable of removing litter and sediment and meeting the stormwater pollution 
reduction targets stated in “Botany Bay & Catchment Water Quality Improvement Plan (BBWQIP)” 
(2011), by Sydney Metropolitan Catchment Management Authority (CMA Sydney Metropolitan). 
 

(ii) Model for Urban Stormwater Improvement Conceptualisation (MUSIC) shall be used to demonstrate the 
stormwater pollution reduction targets stated in BBWQIP has been met. The MUSIC modelling shall be 
prepared in accordance with “Draft NSW MUSIC Modelling Guidelines”, dated Aug 2010 from CMA 
Sydney Metropolitan and its subsequent final version. 
 

(iii) Where on-site infiltration system is proposed, the location of Stormwater Quality Improvement Devices 
(SQID) shall be installed prior to the discharge into the infiltration system. 
 

(iv) Prior to the release of the Occupation Certificate and/or the Subdivision Certificate, restriction on use of 
land and positive covenant is to be established over the property (in favour of the Council) to ensure the 
SQID continued operation, protect from alteration and ensure regularly maintenance. 
 

(v) The Restrictions on Use of Land and Positive Covenants can be imposed either by submitting a suitable 
Request Form to the NSW Lands and Property Information under Section 88E (3) of the Conveyancing 
Act 1919 or in conjunction with the registration of a plan showing the new lots to be created via Section 
88B of the Conveyancing Act, 1919. 
 

(vi) City of Botany Bay Council shall be the authority empowered to release, vary or modify the restriction 
and the positive covenant. Standard wordings of the Section 88E (3) / 88B is available in Appendix E. 
Documentary evidence of registration of the instrument with the NSW Land and Property Information 
shall be submitted to Council and the Principal Certifying Authority. 
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17. Developments Planning to Store Bulk Chemicals  
 

The stormwater treatment device shall also have the ability to capture and contain any spills of bulk chemical 
liquids to ensure that polluted stormwater does not enter the site’s stormwater system or absorption area/s. 
 
All areas used for the storage and handling of bulk chemical liquids, automotive parts or any other materials which 
may potentially pollute stormwater shall be isolated from the site’s stormwater system, located undercover, and 
bunded. Bunding shall be in accordance with the latest NSW Government guidelines. 
 
The storage of hazardous and chemical liquids shall meet the latest requirements of the NSW Environmental 
Protection Authority and WorkCover Authority of New South Wales. 
 

18. Special Site Constraints  
 
Council has the right to vary the requirement on any particular site if it is deemed that the application of the 
Guideline is inappropriate. 
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Figure 2 - Typical Rainwater Tank Arrangement  
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Figure 3 - Rainwater Tank Mains Water Top Up Arrangement  
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Figure 4 - Typical Residential Stormwater Infiltration Layout  
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Figure 5 - Standard Detail of On-Site Infiltration System  
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Figure 6 - Stormwater Storage Area Warning Sign  
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Table 1 
Polynomial Coefficient for City of Botany Bay Council 

 
LIST OF COEFFICIENTS TO EQUATIONS OF THE FORM 

 
ln(I) = a + b x (ln(T)) + c x (ln(T))2 + d x (ln(T))3 + e x (ln(T))4 + f x (ln(T))5 + g x (ln(T))6 

 
T = TIME IN HOURS (hr); I = INTENSITY IN MILLIMETRES PER HOUR (mm/hr) 

 
LOCATION: BOTANY 
33.950 S 151.200 E 

 

ARI 
(years) 

Coefficients 
a b c d e f g 

1 3.450829 -0.60147 -0.047551 0.0075509 0.0022228 -0.00018735 -0.00006682 
2 3.711189 -0.5989 -0.050412 0.0077629 0.0024249 -0.00023127 -0.000064782 
5 3.98348 -0.59183 -0.058185 0.0078707 0.0030706 -0.00028854 -0.000072136 

10 4.115316 -0.58813 -0.06226 0.0079201 0.0034169 -0.0003156 -0.00007703 
20 4.26477 -0.58499 -0.065882 0.0079189 0.0037526 -0.00033394 -0.000083778 
50 4.43276 -0.58197 -0.069732 0.0082565 0.0040378 -0.0003935 -0.000081496 

100 4.544805 -0.5797 -0.072266 0.0082876 0.0042588 -0.0004087 -0.000085394 
 
N.B. For storms that are greater than the 1% AEP storm, or longer than 72 hour duration, data shall be 

obtained from the station nearest to Botany as depicted in the Australian Rainfall & Runoff. 
 

(Compiled by the City of Botany Bay Council and the Bureau of Meteorology) 
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Table 2 

Rainfall intensity in mm/hr for various durations and return periods 

 
Duration Average Recurrence Interval 

 
1 2 5 10 20 50 100 

5 (min) 101.8 130.1 164.3 183.6 209.6 243.2 268.5 
6 95.2 121.7 153.8 172.0 196.4 227.9 251.8 
7 89.8 114.9 145.5 162.8 186.0 216.0 238.8 
8 85.3 109.2 138.5 155.2 177.4 206.2 228.1 
9 81.4 104.3 132.5 148.6 170.1 197.9 219.0 

10 78.0 100.0 127.3 142.9 163.7 190.6 211.1 
12 72.2 92.7 118.5 133.3 152.9 178.4 197.9 
15 65.5 84.2 108.1 121.9 140.2 164.0 182.1 
20 57.3 73.8 95.4 107.9 124.4 146.0 162.4 
25 51.3 66.2 85.9 97.4 112.6 132.4 147.5 
30 46.7 60.3 78.6 89.2 103.2 121.6 135.7 
35 43.0 55.6 72.6 82.5 95.6 112.8 125.9 
40 39.9 51.7 67.6 76.9 89.2 105.3 117.6 
45 37.3 48.4 63.4 72.2 83.7 98.9 110.5 
50 35.1 45.5 59.7 68.1 79.0 93.4 104.4 
55 33.2 43.1 56.5 64.5 74.8 88.5 99.0 
60 31.5 40.9 53.7 61.3 71.1 84.2 94.1 

1.5 (hr) 24.5 31.8 41.9 47.8 55.6 65.8 73.6 
2 20.4 26.4 34.8 39.7 46.1 54.6 61.1 
3 15.6 20.2 26.5 30.2 35.1 41.5 46.4 
4 12.8 16.6 21.8 24.8 28.8 34.0 38.0 
6 9.8 12.7 16.5 18.8 21.8 25.7 28.7 
9 7.5 9.7 12.6 14.3 16.5 19.5 21.7 

12 6.2 8.1 10.5 11.9 13.7 16.1 18.0 
18 4.8 6.2 8.1 9.2 10.6 12.5 13.9 
24 4.0 5.2 6.8 7.7 8.9 10.4 11.6 
36 3.1 4.1 5.3 6.0 6.9 8.1 9.0 
48 2.6 3.4 4.4 4.9 5.7 6.7 7.5 
60 2.2 2.9 3.7 4.2 4.9 5.7 6.4 
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72 1.9 2.5 3.2 3.7 4.2 5.0 5.5 
 

APPENDIX A 
 
 
 
Restriction on Use of Land for On-Site Infiltration System 
 
The registered proprietor(s) shall not make or permit or suffer the making of any alterations to any on-site 
infiltration system, which is, or shall be, constructed on the lot(s) burdened without the prior consent in writing of 
City of Botany Bay Council. 
 
The expression “on-site stormwater infiltration system” shall include all infiltration units, ancillary gutters, pipes, 
drains, trash screens, pits, grates, tanks, chambers, basins, rainwater tanks (if an airspace “credit” is claimed 
against the storage volumes) and surfaces designed to temporarily detain stormwater as well as all surfaces 
graded to direct stormwater to the temporary storage. 
 
The on-site infiltration system is detailed on the plans approved by ……………………… as Construction 
Certificate No. …………., issued on ………………………. under Development Consent No. ………………………  
 
Any on-site infiltration system constructed on the lot(s) burdened is hereafter referred to as “the on-site 
infiltration system”.  
 
Name of Authority having the power to release, vary or modify the Restriction on Use of Land referred to is City 
of Botany Bay Council. 
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Positive Covenants for On-Site Infiltration System 
 
1. The registered proprietor of the lot(s) hereby burdened will in respect of the on-site infiltration system:  
 
a) keep the on-site infiltration system clean and free from silt, rubbish and debris;  
b) maintain and repair the whole of the on-site infiltration system at the sole expense of the registered 

proprietors so that it functions in a safe and efficient manner;  
c) permit the Council or its authorised agents from time to time and upon giving reasonable notice (but at any 

time and without notice in the case of an emergency) to enter and inspect the land for the compliance with 
the requirements of this covenant; and  

d) comply with the terms of any written notice issued by the Council in respect of the requirements of this 
covenant within the time stated in the notice.  

e) refer to the maintenance schedule as an appendix to items (a) and (b) mentioned above. 
 
2. Pursuant to Section 88F(3) of the Conveyancing Act 1919 the Council shall have the following additional 

powers:  
 
a) in the event that the registered proprietor fails to comply with the terms of any written notice issued by 

the Council as set out above, the Council or its authorised agents may enter the land with all necessary 
materials and equipment and carry out any work which the Council in its discretion considers reasonable 
to comply with the said notice referred to in part 1(d) above; and  

b) the Council may recover from the registered proprietor in a Court of competent jurisdiction:  
 

(i) any expense reasonably incurred by it in exercising its powers under sub-paragraph (a) hereof. Such 
expense shall include reasonable wages for the Council’s employees engaged in effecting the work 
referred to in (a) above, supervising and administering the said work together with costs, reasonably 
estimated by the Council, for the use of materials, machinery, tools and equipment in conjunction with 
the said work.  

 
(ii) legal costs on an indemnity basis for issue of the said notices and recovery of the said costs and 

expenses together with the costs and expenses of registration of a covenant charge pursuant to section 
88F of the Act or providing any certificate required pursuant to section 88G of the Act or obtaining any 
injunction pursuant to section 88H of the Act.  

 
Name of Authority having the power to release, vary or modify the Positive Covenant referred to is City of 
Botany Bay Council. 
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APPENDIX B 
 
 
Restriction on Use of Land for On-Site Detention System 
 
The registered proprietor(s) shall not make or permit or suffer the making of any alterations to any on-site 
detention system, which is, or shall be, constructed on the lot(s) burdened without the prior consent in writing of 
City of Botany Bay Council. 
 
The expression “on-site stormwater detention system” shall include all ancillary gutters, pipes, drains, orifice 
plate, walls, kerbs, pits, grates, tanks, chambers, basins, rainwater tanks (if an airspace “credit” is claimed 
against the storage volumes) and surfaces designed to temporarily detain stormwater as well as all surfaces 
graded to direct stormwater to the temporary storage. 
 
 The on-site detention system is detailed on the plans approved by ……………………… as Construction 
Certificate No. …………., issued on ………………………. under Development Consent No. ………………………  
 
Any on-site detention system constructed on the lot(s) burdened is hereafter referred to as “the on-site detention 
system”.  
 
Name of Authority having the power to release, vary or modify the Restriction on Use of Land referred to is City 
of Botany Bay Council. 
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Positive Covenants for On-Site Detention System 
 
1. The registered proprietor of the lot(s) hereby burdened will in respect of the on-site detention system:  
 

a) keep the on-site detention system clean and free from silt, rubbish and debris;  
b) maintain and repair the whole of the on-site detention system at the sole expense of the registered 

proprietors so that it functions in a safe and efficient manner;  
c) permit the Council or its authorised agents from time to time and upon giving reasonable notice (but at 

any time and without notice in the case of an emergency) to enter and inspect the land for the 
compliance with the requirements of this covenant; and 

d) comply with the terms of any written notice issued by the Council in respect of the requirements of this 
covenant within the time stated in the notice. 

e) refer to the maintenance schedule as an appendix to items (a) and (b) mentioned above. 
 

2. Pursuant to Section 88F(3) of the Conveyancing Act 1919 the Council shall have the following additional 
powers:  

 
a) in the event that the registered proprietor fails to comply with the terms of any written notice issued by 

the Council as set out above, the Council or its authorised agents may enter the land with all necessary 
materials and equipment and carry out any work which the Council in its discretion considers reasonable 
to comply with the said notice referred to in part 1(d) above; and  

b) the Council may recover from the registered proprietor in a Court of competent jurisdiction:  
 

(i) any expense reasonably incurred by it in exercising its powers under sub-paragraph (a) hereof. 
Such expense shall include reasonable wages for the Council’s employees engaged in effecting 
the work referred to in (a) above, supervising and administering the said work together with costs, 
reasonably estimated by the Council, for the use of materials, machinery, tools and equipment in 
conjunction with the said work.  

 
(ii) legal costs on an indemnity basis for issue of the said notices and recovery of the said costs and 

expenses together with the costs and expenses of registration of a covenant charge pursuant to 
section 88F of the Act or providing any certificate required pursuant to section 88G of the Act or 
obtaining any injunction pursuant to section 88H of the Act.  

 
Name of Authority having the power to release, vary or modify the Positive Covenant referred to is City of 
Botany Bay Council. 
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APPENDIX C 
 
 
Restriction on Use of Land for Pump-out System 
 
The registered proprietor(s) shall not make or permit or suffer the making of any alterations to any pump-out 
system, which is, or shall be, constructed on the lot(s) burdened without the prior consent in writing of City of 
Botany Bay Council. 
 
The expression “pump-out system” shall include all ancillary pipes, drains, kerbs, pits, grates, tanks, chambers, 
and surfaces designed to temporarily detain stormwater as well as all surfaces graded to direct stormwater to 
the temporary storage. 
 
 The pump-out system is detailed on the plans approved by ……………………… as Construction Certificate No. 
…………., issued on ………………………. under Development Consent No. ………………………  
 
Any pump-out system constructed on the lot(s) burdened is hereafter referred to as “the pump-out system”.  
 
Name of Authority having the power to release, vary or modify the Restriction on Use of Land referred to is City 
of Botany Bay Council. 
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Positive Covenants for Pump-out System 
 
1. The registered proprietor of the lot(s) hereby burdened will in respect of the pump-out system:  
 

a) keep the pump-out system clean and free from silt, rubbish and debris;  
b) maintain and repair the whole of the pump-out system at the sole expense of the registered proprietors 

so that it functions in a safe and efficient manner;  
c) permit the Council or its authorised agents from time to time and upon giving reasonable notice (but at 

any time and without notice in the case of an emergency) to enter and inspect the land for the 
compliance with the requirements of this covenant; and  

d) comply with the terms of any written notice issued by the Council in respect of the requirements of this 
covenant within the time stated in the notice.  

e) refer to the maintenance schedule as an appendix to items (a) and (b) mentioned above. 
 
2. Pursuant to Section 88F(3) of the Conveyancing Act 1919 the Council shall have the following additional 

powers:  
 

a) in the event that the registered proprietor fails to comply with the terms of any written notice issued by 
the Council as set out above, the Council or its authorised agents may enter the land with all necessary 
materials and equipment and carry out any work which the Council in its discretion considers reasonable 
to comply with the said notice referred to in part 1(d) above; and  

b) the Council may recover from the registered proprietor in a Court of competent jurisdiction:  
 

(i) any expense reasonably incurred by it in exercising its powers under sub-paragraph (a) hereof. 
Such expense shall include reasonable wages for the Council’s employees engaged in effecting the 
work referred to in (a) above, supervising and administering the said work together with costs, 
reasonably estimated by the Council, for the use of materials, machinery, tools and equipment in 
conjunction with the said work.  

 
(ii) legal costs on an indemnity basis for issue of the said notices and recovery of the said costs and 

expenses together with the costs and expenses of registration of a covenant charge pursuant to 
section 88F of the Act or providing any certificate required pursuant to section 88G of the Act or 
obtaining any injunction pursuant to section 88H of the Act.  

 
Name of Authority having the power to release, vary or modify the Positive Covenant referred to is City of 
Botany Bay Council. 
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APPENDIX D  
 
 
Restriction on Use of Land for Compensatory Flood Storage 
 
The registered proprietor shall not make or permit or suffer the making of any alterations to any compensatory 
flood storage which is, or shall be, constructed on the lot(s) burdened without the prior consent in writing of City 
of Botany Bay Council. 
 
The expression “compensatory flood storage” shall include all ancillary pipes, drains, walls, kerbs, pits, grates, 
tanks, chambers, basins, and surfaces designed to temporarily detain floodwater as well as all surfaces graded 
to direct floodwater to the temporary storage. The compensatory flood storage is detailed on the plans approved 
by ……………………… as Construction Certificate No. …………., issued on ………………………. under 
Development Consent No. ………………………  
 
Any compensatory flood storage constructed on the lot(s) burdened is hereafter referred to as “the flood 
storage”.  
 
Name of Authority having the power to release, vary or modify the Restriction on Use of Land referred to is City 
of Botany Bay Council. 
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Positive Covenants for Compensatory Flood Storage 
 
1. The registered proprietor of the lot(s) hereby burdened will in respect of the flood storage:  
 

a) keep the flood storage clean and free from silt, rubbish and debris;  
b) maintain the flood storage volume at the sole expense of the registered proprietors so that it functions in 

a safe and efficient manner;  
c) permit the Council or its authorised agents from time to time and upon giving reasonable notice (but at 

any time and without notice in the case of an emergency) to enter and inspect the land for the 
compliance with the requirements of this covenant; and  

d) comply with the terms of any written notice issued by the Council in respect of the requirements of this 
covenant within the time stated in the notice.  

 
2. Pursuant to Section 88F(3) of the Conveyancing Act 1919 the Council shall have the following additional 
powers:  

 
a) in the event that the registered proprietor fails to comply with the terms of any written notice issued by 

the Council as set out above, the Council or its authorised agents may enter the land with all necessary 
materials and equipment and carry out any work which the Council in its discretion considers reasonable 
to comply with the said notice referred to in part 1(d) above; and  

 
b) the Council may recover from the registered proprietor in a Court of competent jurisdiction:  

 
(i) any expense reasonably incurred by it in exercising its powers under sub-paragraph (a) hereof. Such 

expense shall include reasonable wages for the Council’s employees engaged in effecting the work 
referred to in (a) above, supervising and administering the said work together with costs, reasonably 
estimated by the Council, for the use of materials, machinery, tools and equipment in conjunction with 
the said work.  

 
(ii) legal costs on an indemnity basis for issue of the said notices and recovery of the said costs and 

expenses together with the costs and expenses of registration of a covenant charge pursuant to section 
88F of the Act or providing any certificate required pursuant to section 88G of the Act or obtaining any 
injunction pursuant to section 88H of the Act.  

 
Name of Authority having the power to release, vary or modify the Positive Covenant referred to is City of 
Botany Bay Council. 
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Restriction on Use of Land for Overland Flow Path 
 
 
 
The registered proprietor(s) shall not make or permit or suffer the making of any alterations to the overland flow 
path, which is on the lot(s) burdened and identified in the report, prepared and certified by ………………………, 
Reference No. …………., dated …………………. and approved under Development Consent No. 
………………………, without the prior consent in writing of City of Botany Bay Council. 
 
 
The expression “overland flow path” shall include all ancillary pipes, drains, walls, kerbs, pits, grates and 
surfaces designed to convey the overland flow path through the site.  
Any overland flow path on the lot(s) burdened is hereafter referred to as “the overland flow path”.  
 
Name of Authority having the power to release, vary or modify the Restriction on Use of Land referred to is City 
of Botany Bay Council. 
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Positive Covenants for Overland Flow Path 
 
1. The registered proprietor of the lot(s) hereby burdened will in respect of the overland flow path:  
 

a) keep the overland flow path free from rubbish and debris;  
b) maintain the overland flow path clear from any obstructions at the sole expense of the registered 

proprietors so that it functions in a safe and efficient manner;  
c) permit the Council or its authorised agents from time to time and upon giving reasonable notice (but at 

any time and without notice in the case of an emergency) to enter and inspect the land for the 
compliance with the requirements of this covenant; and  

d) comply with the terms of any written notice issued by the Council in respect of the requirements of this 
covenant within the time stated in the notice.  

 
2. Pursuant to Section 88F(3) of the Conveyancing Act 1919 the Council shall have the following additional 

powers:  
 

a) in the event that the registered proprietor fails to comply with the terms of any written notice issued by 
the Council as set out above, the Council or its authorised agents may enter the land with all necessary 
materials and equipment and carry out any work which the Council in its discretion considers 
reasonable to comply with the said notice referred to in part 1(d) above; and  

b) the Council may recover from the registered proprietor in a Court of competent jurisdiction:  
 

(i) any expense reasonably incurred by it in exercising its powers under sub-paragraph (a) hereof. 
Such expense shall include reasonable wages for the Council’s employees engaged in effecting the 
work referred to in (a) above, supervising and administering the said work together with costs, 
reasonably estimated by the Council, for the use of materials, machinery, tools and equipment in 
conjunction with the said work.  

 
(ii) legal costs on an indemnity basis for issue of the said notices and recovery of the said costs and 

expenses together with the costs and expenses of registration of a covenant charge pursuant to 
section 88F of the Act or providing any certificate required pursuant to section 88G of the Act or 
obtaining any injunction pursuant to section 88H of the Act.  

 
Name of Authority having the power to release, vary or modify the Positive Covenant referred to is City of 
Botany Bay Council. 
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APPENDIX E 
 
Restriction on Use of Land for Stormwater Quality Improvement Device (SQID) 
 
The registered proprietor(s) shall not make or permit or suffer the making of any alterations to any Stormwater 
Quality Improvement Device (SQID), which is, or shall be, constructed/installed on the lot(s) burdened without 
the prior consent in writing of City of Botany Bay Council. 

 
The expression “Stormwater Quality Improvement Device (SQID)” shall include all devices and mediums that 
designed to treat stormwater as well as all ancillary pipes, drains, kerbs, pits, grates, chambers, basins and 
surfaces that direct stormwater to the Stormwater Quality Improvement Device (SQID). 
 
The Stormwater Quality Improvement Device (SQID) is detailed on the plans approved by ……………………… 
as Construction Certificate No. …………., issued on ………………………. under Development Consent No. 
………………………  
 
Any Stormwater Quality Improvement Device (SQID) constructed on the lot(s) burdened is hereafter referred to 
as “the device”.  
 
Name of Authority having the power to release, vary or modify the Restriction on Use of Land referred to is City 
of Botany Bay Council. 
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Positive Covenants for Stormwater Quality Improvement Device (SQID) 
 
1. The registered proprietor of the lot(s) hereby burdened will in respect of the device:  
 

a) keep the device clean and free from silt, rubbish and debris;  
b) maintain and repair the whole of the device at the sole expense of the registered proprietors so that it 

functions in a safe and efficient manner;  
c) permit the Council or its authorised agents from time to time and upon giving reasonable notice (but at 

any time and without notice in the case of an emergency) to enter and inspect the land for the 
compliance with the requirements of this covenant; and  

d) comply with the terms of any written notice issued by the Council in respect of the requirements of this 
covenant within the time stated in the notice.  

e) refer to the maintenance schedule as an appendix to items (a) and (b) mentioned above. 
 
2. Pursuant to Section 88F(3) of the Conveyancing Act 1919 the Council shall have the following additional 

powers:  
 

a) in the event that the registered proprietor fails to comply with the terms of any written notice issued by 
the Council as set out above, the Council or its authorised agents may enter the land with all necessary 
materials and equipment and carry out any work which the Council in its discretion considers reasonable 
to comply with the said notice referred to in part 1(d) above; and  

b) the Council may recover from the registered proprietor in a Court of competent jurisdiction:  
 

(i) any expense reasonably incurred by it in exercising its powers under sub-paragraph (a) hereof. 
Such expense shall include reasonable wages for the Council’s employees engaged in effecting the 
work referred to in (a) above, supervising and administering the said work together with costs, 
reasonably estimated by the Council, for the use of materials, machinery, tools and equipment in 
conjunction with the said work.  

 
(ii) legal costs on an indemnity basis for issue of the said notices and recovery of the said costs and 

expenses together with the costs and expenses of registration of a covenant charge pursuant to 
section 88F of the Act or providing any certificate required pursuant to section 88G of the Act or 
obtaining any injunction pursuant to section 88H of the Act.  

 
Name of Authority having the power to release, vary or modify the Positive Covenant referred to is City of 
Botany Bay Council. 
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1 Introduction 

1.1  Land to Which this Part Applies 
 
These Technical Guidelines apply to land legally described as Lot 2 in DP.1187426, bounded by Bunnerong 
Road, Westfield Drive, Banks Avenue and Heffron Road (refer to Figure 1). This land is also known as 130-
150 Bunnerong Road, Eastgardens. 
 
The land (bounded in black) is zoned Part B4 Mixed Use, Part R3 Medium Density Residential and Part IN1 
General Industrial under the Botany Bay Local Environmental Plan 2013. The remainder of the site is zoned 
IN1 General Industrial (refer to Part 6 - Employment Zones of the DCP). 
 
 

Figure 1 - Land to which this Part Applies 
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2 Civil Works  

2.1  Objectives  
 
 

O1 To clearly convey the primary function to road users and encourage appropriate driver behavior; 
 

O2 To provide a road system and footpath area that delivers a high level of safety for all users and 
perform their designated functions within the road network; 
 

O3 To ensure acceptable levels of amenity and protection from the impact of traffic; 
 

O4 To achieve high standard of construction and minimise construction and life cycle costs; and 
 

O5 To provide opportunity for landscaping. 
 
 

2.2 Requirements  
 
(1) Utility services within and adjacent to the  Site shall be provided in accordance with the following: 

 
 All existing utility services on the road verge area adjacent to Site shall be relocated underground;  
 All new utility services in the   site shall be provided underground and have adequate capacity to 

support the anticipated demand generated by the developments; 
 The Architectural, Landscaping and Engineering plans of any developments in the  site shall include 

details of all utility services; and 
 All utility services shall be provided in accordance with guidelines and requirements of the relevant 

utility authorities. 
 
(2) All internal roads and associated stormwater drainage system within the site shall be completed and in 

function prior to issue of any consent for buildings in the Site. 
 

(3) Any internal roads, which form a junction or intersection with existing public roads, shall not be opened to 
public access until consents from the City of Botany Bay Council and Roads and Maritime Services are 
issued. 

 
(4) All civil works in the existing and proposed public domain area shall be inspected by Council’s engineers 

during construction. Stages of mandatory construction inspections will be determined by Council prior to 
commencement of any works on-site. 
 

(5) Any new roads shall conform to any site specific development controls of the site, showing the road 
networks satisfies projected district and regional travel. 
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(6) The provision of roads required for the development and at intersections with existing public roads shall be 
designed in accordance with the following standards and specifications:  

 
 AUSTROADS (current version) - Guide to Road Design; 
 AUSTROADS (current version) - Guide to Traffic Management; 
 AUSTROADS (current version)  - Guide to Pavement Technology; 
 Roads and Maritimes Services (RMS) Road Design Guide; 
 City of Botany Bay Council (2012) - Civil Works Specification; and 
 Any relevant Council’s Development Control Plans 

 
(7) On-site detention (OSD) systems shall be provided in the public domain area to accommodate stormwater 

runoff generated from the Site. The design of the OSD system shall be in accordance with On-site 
Stormwater Management Section of this technical guideline. 
 

(8) An Erosion and Sediment Control Plan shall be prepared in accordance to ‘Do It Right On-Site’ Soil and 
Water Management for the Construction Industry’ and NSW EPA’s Managing Urban Stormwater: 
Construction Activities. All erosion and sediment control measures shall be implemented prior to 
commencement of any site works or activities and shall be maintained at all times during the construction. 
 

(9) Road Design Requirements 
 

Road Design Plans shall be prepared by a qualify engineer experienced in road design and submitted to 
Council as part of Civil Works DA for the Site. 

(i) Road Design Plans 
 

The Road Design Plan shall be generally in accordance with the following format:  

 Title sheet; 
 Plans showing extent of works; 
 Longitudinal sections details along the centreline of the roads and kerb lines; 
 Cross sections details of roads at suitable intervals; 
 Typical road cross section details; 
 Kerb return details; 
 Location and details of traffic calming devices, pathways and other miscellaneous road details; 
 Permanent traffic warning, regulatory and parking restriction details; 
 Drainage catchment plan; 
 Drainage calculations; 
 Drainage longitudinal section details; 
 Other drainage details; 
 Erosion and sediment control measures; and 
 Detail of Traffic Control Measures, such as signage, line-marking and traffic signals. 
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(ii) Pavement Design  
 

Pavement design for any internal roads shall be prepared by a registered N.A.T.A. laboratory based on 
sampling and testing of the subgrade materials from the site. Details of the pavement design, results of 
subgrade testing (including 4 day soaked CBR's) shall be submitted to Council for approval as part of 
Civil Works DA for the Site.  The structural design of the pavement shall be in accordance with the 
following procedures:  

 
a) All roads shall be designed based on the anticipated design traffic loadings, but not less than 5 x 105 

ESA; 
 

b) Pavement shall be designed in accordance with current version of AUSTROADS (current version)  - 
Guide to Pavement Technology; 

 
c) The pavement shall contain at least one bound layer of either asphaltic concrete or portland cement 

concrete; and 
 

d) Asphaltic concrete pavements shall have two layers of AC10 totalling a minimum thickness of 
50mm. 

 
Minimum Pavement Thickness:  

 
 In all cases of flexible pavement design, the minimum pavement thickness shall be 300mm, 

excluding the thickness of the final wearing course.  
 

(iii) Pavement Surfacing  
 

 All roads shall be surfaced with an initial course of 25mm thickness AC10 and the final wearing 
course of 25mm thickness of AC10 can be laid by the applicant at a later date subject to approval 
from Council’s engineers 
 

(iv) Geometric Design  
 

a) Carriageways shall provide a smooth, safe trafficable alignment and surface.  
 

b) Within the limitations of standard batter grades in cut or fill, suitable vehicular access shall be made 
available to building allotments across the street footway.  

 
c) Ponding of surface water shall be alleviated by site filling if practicable, the run-off being catered for 

in the street drainage system.   
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d) Fill areas or regrading areas shall not concentrate flows but shall broaden surface flows having 

regard to levels.  Alternative drainage schemes shall be designed if ponding is unavoidable.  
 

e) Over all areas of the site to be developed, the minimum finished surface slope shall be generally 
1.0% oriented in any direction. 

 
f) Unless there are specific site requirements to excavate material for site filling and improvement 

works, excavation shall be kept to an optimum level commensurate with lot access and value. 
 

g) Sight distance, horizontal and vertical alignment of the roads shall be designed in accordance with 
AUSTROADS - Guide to Road Design, RTA Road Design Guide and Australian Standards (where 
applicable). 

 
h) Water Sensitive Urban Design (WSUD) features, e.g. bio-retention swales, shall be integrated into 

road geometry and pavement design. 
 

(v) Design Speed  
 

 Design speed shall be the speed applied to the design of a road's geometric elements to create 
and maintain a speed environment for 85% of drivers.  

 Generally the following design speeds should be adopted, unless Council’s traffic engineer stated 
otherwise:  
Cul-de-sac and local access streets 40 km/h 
Civic Avenue        40 km/h 
East-West Boulevard    50 km/h 

 

(vi) Carriageway Cross fall  
 

 The normal crossfall of road pavement on a straight alignment shall be 3%. 
 

(vii) Kerb and Gutter  
 

a) Standard 150mm integral concrete kerb and gutter in accordance with Council’s standard drawings 
and specifications shall be provided on both sides of roads, adjacent to public open space and for 
roundabout kerb returns.  
 

b) Longitudinal grades of the kerb and gutter shall be provided at minimum 1%. 
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c) Pedestrian ramps shall be provided at all intersections in accordance with Council’s standard 
drawings and specifications. 
 
 
 

(viii) Footpath  
 

a) Except at the location indicated by Council, concrete footpath with minimum width of 1.2m and 
100mm thick shall be provided on both sides of the roads. 
 

b) Footpath areas shall be sloped towards the road to ensure water does not drain onto adjoining 
properties.  A desirable grade of 2.5% shall be provided.  This may be reduced to a minimum grade 
of 2.0% to accommodate existing vehicular crossing and other facilities.  The maximum grade shall 
generally not be more than 3% unless approval has been given by Council’s engineers. 
 

(ix) Cycleway 
 

 Cycleway designed and constructed in accordance with AUSROADS requirements shall be 
provided to the Site. Final location of the cycleway will be determined by Council.  
 

(x) Batters 
 

 If batters are required to support the road reserve area, the following requirements shall be 
complied with:  
 
a) All batters shall be wholly located outside the existing or proposed road reserve boundary. 

 
b) The maximum slopes of batter shall be in accordance with the following table:  
 

Batter Type Desirable Maximum Slope (V:H) Absolute Maximum Slope (V:H) 

Earth 1:5 1:4 

Rock 1:0.5 1:0.25 

 
c) The use of rock batters will be Subject to approval from Council’s engineer. 

 
d) The need for constructing retaining walls should be avoided wherever possible. Should a 

retaining wall be necessary, full engineering details of the proposed structure, including 
elevation, typical cross-section and structural certification by a registered structural engineer 
shall be submitted to Council for assessment and approval. All retaining walls shall be located 
wholly outside the existing or proposed road reserve boundary. 
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e) For any batters and retaining walls supporting the carriageway and footpath area in the road 
reserve, easement of batter and / or easement of support shall be created in the titles of 
affected lots accordingly. 

 
 
 

(xi) Intersections  
 

 The design of intersections or junctions shall be in accordance with AUSTROADS - Guide to Road 
Design, Part 4, Intersections and Crossings – General and RTA Road Design Guide and /or the 
requirements set by Council’s engineers. 

 Intersections should generally be located so that streets intersect at right angles. Adequate 
stopping and sight distances should be provided on each of the approach legs of an intersection 
and for any horizontal or vertical curves.  

 Turning movements shall be accommodated by using AUSTROADS Design Vehicles and Turning 
Templates as follows:  
 

a) For turning movements involving East-West Boulevard, (except at the intersection of 
Bunnerong Road and East-West Boulevard), the design “single unit truck/bus (12.5m)" with 
turning path radius 12.5 metres shall be used to enable turns to be made in a single forward 
movement; 
 

b) For turning movements involving cul-de-sac and local access streets, the design “service 
vehicles (8.8m) with turning path radius 9 metres shall be used to enable turns to be made in a 
single forward movement; 

 
c) For turning movements on Civic Avenue, the design “car (B99)" with turning path radius 6.3 

metres shall be used; and  
 

d) Special approval shall be obtained from Council’s traffic engineer if the above requirements be 
varied due to the size of largest vehicles anticipated using the road. 

 

(xii) Kerb Returns  
 

a) The design of kerb returns is necessary for all road junctions to ensure a smooth trafficable surface 
around the return and where necessary to locate low points for drainage purposes.  
 

b) The standard radius of a kerb return is generally 8.5m for Civic Avenue, cul-de-sac and local access 
streets. Any variation to the above radii shall be approved by Council and should accommodate the 
intended vehicular movement using AUSTROADS Design Vehicles and Turning Templates. 

 
c) The geometry of kerb returns at the intersection of Bunnerong Road and East-West Boulevard shall 

be designed to allow for the turning circle of 25m B-Doubles. 
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d) Crests and low points shall be defined by chord distances to the nearest tangent point. 

 
e) As far as practicable low points within the kerb return shall be avoided to eliminate the use of pits 

with curved lintels.  
 
 
 

(xiii) Vehicular crossings and laybacks 
 

a) Except for single dwelling, all vehicular crossings for B99 vehicles (defined in AS2890.1) shall be 
designed to have minimum width of 3 metres (one-way) or 5.5 metres (two-way) at the proposed 
property boundary of the site. 
 

b) Vehicular crossing for commercial developments shall be designed in accordance with AS2890.2. 
 

c) All vehicular crossing shall be designed and constructed at 90o to the property boundary line in plain 
concrete (minimum 150mm thick and F82 mesh). 
 

(xiv) Traffic Calming Devices 
 

 Any traffic calming devices associated with the developments in the Site shall be designed in 
accordance with AUSTROADS - Guide to Traffic Management and shall be assessed and 
approved by Council. 

 

(xv) Traffic Signals 
 

 All traffic signals associated with the developments in the Site shall be designed in accordance 
with RMS Traffic Signal Design Guidelines and approved by RMS and Council. 
 

(xvi) On-Street Parking  
 All on-street parking facilities associated with the developments in the  site shall be designed and 

provided in accordance with AS2890.5 and shall be approved by Council. 
 

(xvii) Landscaping and Street furniture  
 

 All landscaping and street furniture within the road verge area shall be designed and approved by 
Council. 
 

(xviii) Street Lighting 
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 Street lighting shall be provided for all internal roads and intersections within and adjacent to the 
Site to minimum Category P2 lighting in accordance with AS1158. Street lighting along Bunnerong 
Road will be subject to the RMS requirements. 

 

(10) Road Drainage Design Requirements 
 
Road Drainage Design Plan shall be prepared by a qualify engineer experienced in road drainage design 
and submitted to Council as part of Civil Works DA for the Site. 

(i) Road Drainage Plan 
 

The Road Drainage Plan shall be generally incorporated the following:  

 Location of roads and pathways 
 Location of all road drainage structures, including pits, pipes and discharge points; 
 Drainage lines and pit numbers; 
 Catchment area of each kerb inlet pit; 
 Proposed / existing contours; 
 Direction of flow along the flow paths of the longest times of concentration; 
 Construction details of the kerb inlet pits and other road drainage structures; 
 Features affecting the catchment boundaries; and 
 Schedule of drainage structures. 

 

(ii) Road Drainage Longitudinal Sections 
 
The longitudinal section of each drainage pipeline shall be shown on the plans, together with the following 
information and details:  

 

 Pipe size, type and class 
 Pipe chainages 
 Pipe flows and capacities 
 Drainage line numbers 
 Design invert levels 
 Pipe grade (%) - minimum 1% 
 Pit numbers 
 Pit and lintel size 
 Design surface levels of pits 
 Road chainages 
 Hydraulic grade line (HGL) plot for the pipeline 
 Water surface levels in receiving water 



 
 

P a g e  | 12 

Stormwater & Civil Works Technical Guideline – 130-150 Bunnerong Road, Eastgardens                  
                                                                                                                 Botany Bay Development Control Plan 2013 (Amendment 6)  

  Enforced 02/08/2016                                     
 

 Pipeline junctions 
 Details of utility services to be shown along with the level were they cross pipelines 

 
 

(iii) Drainage calculations 
 

 The drainage report showing all the calculations in the road drainage design, such as HGL, flow 
rate etc. 
 

(iv) Road Drainage Design  
 

 The design of road drainage system shall be in accordance with Australian Rainfall and Runoff 
(AR&R). 
 

(v) Underground road drainage system:  
 

a) All underground road drainage systems shall be designed to accommodate stormwater runoff for 1 in 
20 year ARI peak design flow for the catchment concerned. 
 

b) The overland flow path, together with the underground piped road drainage system shall be designed 
to accommodate stormwater runoff for a 1 in 100 year ARI peak design flow for the catchment 
concerned. 

 
c) The overland flow path shall be kept entirely within the road reserve area and velocity-depth ratio shall 

not be more than 0.4. 
 

d) Hydraulic Grade Line (HGL) analysis shall be provided for each drainage pipeline in accordance with 
Australian Rainfall & Runoff. 

 
e) For the purpose of HGL analysis, water surface levels in receiving water shall be either: 

 1 in 100 year ARI water level or  
 assumed to be the top of kerb (when downstream water level is unknown.) 

 
f) All pipes within the proposed public roads /public domain shall be minimum 375mm diameter Type 3 

Rubber Ring Joint (RRJ) reinforced concrete pipes (RCP). 
 

g) Drainage pits within the proposed public roads /public domain shall be designed to have adequate inlet 
capacity and in accordance with Council’s standard drawings and specifications. Lintel shall be 
minimum 2.4m long (3.6m for East-West Boulevard). Pre-cast concrete pit can be used subject to 
Council approval. 

 
h) Minimum pipe cover shall be provided in accordance with AS3500.3 and shall not be less than 500mm. 
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i) Subsoil drainage shall be provided to road drainage pipelines for area above groundwater level. 
 

j) WSUD principals shall be integrated in the road drainage design. 
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3 Stormwater Management  

3.1  Objectives  
 
 

O1 To provide for effective, sustainable and safe disposal of stormwater generated by developments 
in the  site;  
 

O2 To incorporate the principles of Water Sensitive Urban Design; and  
 

O3 To reduce the drainage impacts of the development on adjoining and downstream properties.  
 

3.2 Master Plan Requirements  
 
(1) Master Plan Stormwater Management Strategy, prepared and signed by a qualified practicing civil 

engineer experienced in design and analysis of stormwater drainage systems, shall be submitted to 
Council as part of Master Plan Development Application of the Site.  
 

(2) Master Plan Stormwater Management Strategy: General Design Requirements 
 

a) The Permissible Site Discharge (PSD) of the entire Site is 5,849 litres per second (i.e. 5,849L/s), with 
no less than 2,970 cubic metres (2,970m3) Site Storage Requirements (SSR). 

 
b) No buildings/structures shall be located within 1m of Sydney Water stormwater asset or within the 

existing easement (whichever is the greater clearance). This includes provision of underground or 
overhead services other than those directly (nearly perpendicular) crossing the asset/easement and 
expensive very high quality landscaping elements, such as constructed ponds. 

 
c) No filling shall be carried out within 3m from the outside edge of the existing Sydney Water stormwater 

asset / easement. 
 
d) Any structure within the zone of influence of the existing Sydney Water stormwater asset shall require 

approval from Sydney Water. 
 
e) Any proposals that impinge on Sydney Water or Council stormwater system or are affected by local or 

mainstream flooding shall obtain confirmation from Sydney Water or Council that the system is suitable 
for connection to the proposal. 

 
f) The existing distribution of stormwater runoff between catchments shall generally remain and any 

proposed developments in the Site to redistribute runoff between existing catchments are not 
encouraged. However, should redistribution runoff between existing catchments is required, hydraulic 
analysis of the capacity of existing stormwater system (including overland flow paths) and its ability to 
accept additional flows shall be carried out by a qualified practising Civil Engineer and will require 
assessment and approval by Sydney Water and Council. 
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g) Any proposal for filling against the natural fall of lands shall fully address the impacts associated with 

the redistribution runoff between existing catchments onto the receiving stormwater system and 
adjoining and downstream properties, as well as the amenity of adjoining properties, including impact 
on privacy. 

 
h) All drainage works and floodway / overland flow paths shall be designed in accordance with the 

requirements detailed in this document and the current edition of Australian Rainfall and Runoff 
(AR&R). Impacts from climate change to stormwater drainage system and floodway / overland flow 
paths shall be considered in design. 

 
i) Stormwater runoff generated from the entire  Site shall be retained on site for up to and including 1 in 

100 year Average Recurrence Interval (ARI) design storm events. Consideration shall also be given to 
the impact from climate change. 

 
j) All stormwater drainage systems shall make provision for surface flow path routes to the street system 

or through drainage easement in accordance with the minor/major design concept defined in the 
AR&R. 

 
k) It is the applicant’s / owner’s / developer’s responsibility to:  

 
i.) Verify and locate common drainage lines, Council and Sydney Water stormwater drainage system 

(including floodways and overland flow paths) and their size. These information and details shall be 
verified by a Registered Surveyor. 

ii.) Investigate the suitability and availability of Council’s infrastructure for drainage. Where such 
infrastructure is unavailable, Council does not undertake to provide or assist in the provision of such 
infrastructure to facilitate any proposed developments. 

 
l) The Stormwater Management Strategy shall consider the design elements in the Stormwater 

Management and Flooding Report for the site, prepared by Aurecon Australia Pty Ltd, Reference No. 
211530, Revision 8, dated 10 Oct 2011, especially the increase in permeable area of the entire  site 
from 26.5% (pre-development) to 41.5% (post-development). 
 

m) The Stormwater Management Strategy shall be consistent with the Council’s stormwater management 
policies and guidelines to ensure that: 

 
i.) The proposed on-site stormwater management system for each individual stage of Master Plan will 

result in no adverse effect on Sydney Water’s and Council's stormwater systems, public roads, 
development itself and adjoining and downstream properties at all times.  

ii.) Proposed buildings in each individual stage of Master Plan shall not be subject to stormwater 
inundation from runoff generated by the developments for all storms events up to 1 in 100 year ARI 
design storm and climate change impact.  
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(3) Master Plan Stormwater Management Strategy: Stormwater Quality Requirements 
 
a) The Stormwater Management Strategy shall set out stormwater treatment measures, such as bio-

retention swales, gross pollutant traps, rain gardens, rainwater tanks, infiltration basins etc, to be 
utilised across the Site based upon Section 2 of Stormwater Management and Flooding Report, 
Reference No. 211530, Revision 8, dated 10 Oct 2011. The following pollutant load reduction targets 
shall be complied with:  

 

Stormwater Pollutant All developments in 
the site 

Gross Pollutants 90% 

Total Suspended Solids 
(TSS) 

85% 

Total Phosphorus (TP) 60% 

Total Nitrogen (TN) 45% 
 
b) Model for Urban Stormwater Improvement Conceptualisation (MUSIC) shall be used to demonstrate 

the pollutant load reduction targets stated above has been met. The MUSIC modelling shall be 
prepared generally in accordance with “Draft NSW MUSIC Modelling Guidelines”, dated Aug 2010 from 
CMA Sydney Metropolitan and its subsequent final version. 
 

c) The WSUD measures shall design and construct generally in accordance with WSUD Guidelines for 
Western Sydney and the following design elements shall be adopted and incorporated in the 
Stormwater Management Strategy: 

 
 Integrating the design; 
 Respecting the site; 
 Conserving water; 
 Preventing increased flooding; 
 Preventing increased stream erosion; 
 Maintaining water balance; 
 Reducing eco-toxic risk; 
 Controlling stormwater pollution; 
 Managing the construction site; and 
 Ensuring long-term effectiveness. 
 

d) The following requirements applies to all new WSUD basins swales and other treatment measures: 
 

i.) WSUD basins shall be constructed with bio-filtration and active and passive areas. 
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ii.) Planting within WSUD measures shall be designed to incorporated vegetation that enhances 
biodiversity and habitat by giving preference to locally indigenous plant species. The following 
species are acceptable: 
 
 Baumea artilulata 
 Baumea rubiginosa 
 Bolboschoenus fluvitalis 
 Carex appresa 
 Cyperus exaltatus 
 Eleocharis acuta 
 Eleocharis sphacelata 
 Juncu usitatus 
 Isolepsis inundata 
 Phragmitres australis 
 Schoeneplectus mucronatus 
 Schoenoplectus validis 

 
(4) Master Plan Stormwater Management Strategy:  On-Site Detention (OSD) Requirements 

 
a) Stormwater Management Strategy shall outline measures associated with the provision of on-site 

stormwater detention (OSD) storages for the entire Site to prevent increase in flood hazard and 
damage to existing developments by limiting surface runoff. 

 
b) Minimum 75% of OSD storage for the entire Site shall be provided in the open space area between 

Civic Avenue and East-West Boulevard. Any other proposed OSD storage shall be located in the 
common area, separately from any natural watercourses and overland flow paths, and not be 
inundated by any events up to and including a 1 in 100 year ARI design storm events.  

 
c) OSD storage volume shall be provided such that the combined flows (pipe outflows plus weir 

overflows) of OSD systems and total bypass flows (not exceed 15% of the total site area) do not 
exceed the maximum PSD allowed for the entire Site. 

 
d) Submerged outlet shall be considered in determining the required storage volume. 
 
e) Site stormwater drainage system for each individual stage of Master Plan shall connect to the OSD 

storage. 
 
f) Stormwater runoff from the upstream catchments of the Site shall be collected separately and 

conveyed around the site without detention.  
 
g) Distinct overland flow paths shall be created free of obstructions such as fences, buildings, etc. and 

maintained to accommodate stormwater runoff in excess of the capacity of the site stormwater 
drainage and OSD systems. 
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h) Design flow rates of the OSD system shall be computed by a time-area hydrograph method such as 
ILSAX, DRAINS, etc. The use of triangular hydrograph methods [such as RARE] is not permitted. 

 
i) Runoff times of concentration for pervious areas are preferably calculated using the kinematic wave 

equation recommended in AR&R. A minimum time of concentration of 5 minutes is acceptable for 
paved / impervious areas. 

 
j) Any proposed buildings/structures adjacent to the OSD system or affected by overland flow path shall 

be minimum 300mm (habitable area) and 150mm (non-habitable area) above the maximum design 
water surface level. 

 
k) Where overflow paths required to be conveyed over private properties, piped overflow system 

(including associated drainage easements) with 1 in 100 year ARI capacity shall be provided. 
 
l) In the interests of safety and amenity, ponding of water shall not exceed depths as follows: 

 

 Desirable Max. 
(mm) 

Absolute Max. (mm) 

Parking Areas 150 200 

Public Landscaped Area 600 1200 

Covered/Fenced Storage 600 1200 

Underground with sealed access No limit 

 
m) Where ponding depth exceeds 300mm, flood warning signs shall be erected in such storage areas 

 
n) Design storages provided in landscaped area may require to be increased to accommodate 

construction irregularities and vegetative growth. 
 

o) The surface of the landscaped area where detention storage is proposed shall be limited to grass 
surface / stone gravels only and the location of the OSD shall be consistent with the Landscape Plan 
and clear of areas containing landscaping mulch garden beds. 
 

p) To ensure the continued function, maintenance and amenity of developments, OSD storage areas shall 
not be located within privately controlled areas (e.g. private courtyards). All OSD structures shall be 
constructed to minimise or prevent modification or removal.  
 

q) All discharge control pits shall: 
  

 Minimise the risk of becoming blocked by debris;  
 Be located in a suitable position; 
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 Be readily inspected; 
 Be accessed readily for cleaning; and  
 Have a minimal risk of being tampered with.  

 
r) The Discharge Control Pit shall comply with the following:  

 The minimum size is:  
 900 x 600mm for pits up to 1200mm depth.  
 900 x 900mm for pits greater than 1200mm depth.  

 The discharge control pit shall be a separate compartment to the storage volume 
 Pit covers should be capable of being opened by one person. 
 Step irons are required for pits greater than 900mm depth. The step irons shall be placed in a 

wall clear of the flow if possible 
 All discharge control pits shall be fitted with orifice plates. Orifice plates shall be:  

 manufactured from corrosion resistant stainless steel plate with a minimum thickness of 
3mm (5mm where orifice diameter exceeds 150mm), with a central circular hole machined 
to 0.5mm accuracy.  

 machined hole shall retain a sharp edge.  
 permanently fixed to the pit wall and be epoxy sealed to prevent the entrance of water 

around the edges.  
 engraved with the orifice diameter and an identifying mark 
 The orifice diameter shall not less than 25mm. 
 

s) All discharge control pits shall be fitted with an internal trash screen which shall: 
 

 Be manufactured from galvanised Lysaght RH3030 Maxi-mesh (or approved equivalent) with 
galvanised angle steel frame.  

 Screen all pit inflows to the orifice.  
 Have screen area be 50 times the orifice area.  
 Be located to a minimum distance of 150mm from the outlet orifice.  
 Be positioned as close to vertical as possible.  
 Include handle(s) for easy removal.  

 
(5) Master Plan Stormwater Management Strategy: Floodways and Overland Flow Paths Requirements 

 
a) Should each individual stage of Master Plan be identified by Council being likely affected by stormwater 

inundation, local or major overland flow paths, flood study / overland flow path study may be required to 
carry out for such stage to determine 1 in 100-year ARI flood extent and water surface level. 

 
b) Relocation of Council’s stormwater drainage systems and overland flow paths to allow for 

intensification of development will generally not be permitted; applicant proposes to vary this 
requirement shall apply to Council and may only be approved at the sole discretion of Council.  
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c) For developments affected by Council’s (or Sydney Water’s) stormwater drainage systems, overland 

flow paths and flooding, site levels shall incorporate an unobstructed floodway of adequate capacity 
over the surface.  

 
d) Any overland flow paths should be directed along carriageways/driveways and through public / 

common landscaped areas. 
 
e) Overland flow paths from upstream catchments should not pass through private courtyards as fences 

obstruct the passage of stormwater.  
 
f) Any alteration to existing surface levels in proposed/ existing Council drainage easement, drainage 

reserve, or floodway, will be subject to written approval by Council. 
 
g) Landscaping within overland flow path/ floodway shall be limited to grassed or paved surfaces only at 

levels to be approved by Council.  
 
h) Boundary fencing across Council’s drainage easement/ overland flow path/ floodway shall incorporate 

provision for the passage of overland stormwater runoff to the 100-year ARI water surface level to the 
satisfaction of Council. 

 
i) Easements, Restrictions on Use of Land and Positive Covenants shall be placed on the Title of the 

property to ensure that no structure shall be erected or placed over the overland flow path/ floodway 
and the fence specifications necessary to establish the floodway are maintained in the future. 

 
j) All flood studies or overland flow path studies shall be prepared and signed by qualified practising Civil 

Engineers experienced in flood modelling and hydraulic analysis. 
 
k) For flood study or overland flow path study, blockage factors are to be applied to the flow into all inlet 

pits in the catchment. Pits on grade are to have a minimum of 20% blockage, and sag pits are to have 
a minimum blockage factor of 50%. A 50% blockage factor shall always apply to the hydraulic analysis 
of the underground drainage system. 

 
l) The maximum rise in upstream water surface level (i.e. increase from previous developed condition to 

proposed development condition) shall not exceed 50mm, provided there is no significant effect on the 
upstream or other affected properties including minimum freeboard between water surface level and 
finished floor level. Upstream rises in water surface level greater than 50mm will not be permitted.  

 
m) The Manning’s equation may be used where the total depth of water flow over the area to be 

designated for floodway does not exceed 300mm. Where the Manning’s equation is used, the design 
maximum water depth shall be equal to the calculated maximum water depth (measured from the invert 
of the flow path) multiplied by a factor of 1.5. 
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n) Where the total depth of water flow over the area designated for floodway exceeds 300mm, steady flow 
computer based models such as HEC-RAS, shall be used, as calculations assuming normal depth 
conditions [for example, Manning’s equation] are not considered suitable for larger flows due to the 
complexities needed to accurately model floodway restrictions.  

 
o) Design overland flow path/ floodway shall be determined by ensuring that the velocity – depth product 

does not exceed 0.4m/s.  
 
p) The proposed finished floor levels of buildings/structures adjacent to flooding/overland flow path shall be 

minimum 500mm (habitable) and 300mm (non-habitable, including garage, ramps to the basement car 
parking area etc.) above the 1 in 100 year ARI design floodwater levels. 

 
q) All modelling data shall be retained by Council to assist in developing stormwater floodway strategies.  

 
(6) Master Plan Stormwater Management Strategy: Minimum Finished Floor Levels Requirements 

 
The following requirements about the finished floor levels of the structures shall be complied with:  
 
a) For developments adjacent to Bunnerong Road, Heffron Road, Westfield Drive and Banks 

Avenue: 
1) Habitable Area 
 Minimum 500mm above the 1 in 100 year ARI water surface levels in the flood study report 

for the   site, prepared by Aurecon Australia Pty Ltd, Reference No. 211530FSR, Reversion 
1, dated 2 Nov 2011 

2) Garages / crest at the basement car parking ramp  
 Minimum 300mm ARI water surface levels in the flood study report for the  site, prepared 

by Aurecon Australia Pty Ltd, Reference No. 211530FSR, Reversion 1, dated 2 Nov 2011 
b) For developments in the  site:  

1) Habitable Area 
 Minimum 500mm above the top of kerb or adjoining ground level at the lowest corner or 

point of discharge for the site 
2) Garages / crest at the basement car parking ramp 
 Minimum 150mm above the top of kerb or adjoining ground level at the lowest corner or 

point of discharge for the site 
 

(7) Master Plan Stormwater Management Strategy: Easements Requirements 
 
a) Where the conveyance of stormwater involves the provision of stormwater drainage system across 

different lots, then easements to drain stormwater shall be created over the downstream lots, in favour 
of the upstream lots.  

 
b) Plan showing the creation of proposed drainage easements shall be submitted as part of Master Plan 

Development Application of the Site. 
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c) Any proposed Council and inter-allotment drainage easements shall be able to accommodate overland 

flow from the upstream catchments up to and including 1 in 100 year ARI storm event. 
 
d) All proposed Council drainage easements shall be provided with an unobstructed floodway of adequate 

capacity over the surface. No Structures shall be erected or placed over the Council drainage 
easement. Drainage Easement benefiting Council shall have the width as follow:  

 

Pipe diameter Minimum Easement Width 

≤  900mm 3 m 

> 900mm Width of the drainage structures plus 1 metres 

 
e) The following minimum width of the inter-allotment drainage easement shall apply:  

 

Pipe diameter Minimum Easement Width 

≤  300mm 1 m 

> 300mm and ≤  750mm 2.5 m 

> 750mm and ≤  1200mm 3 m 

> 1200mm Width of the drainage structures plus 1 
metres 

3.3 Requirements for Development DAs for Each Stage identified in Master Plan 
DA approval 

 
(1) Stormwater Management Plan, prepared and signed by a qualified practicing civil engineer experienced in 

design and analysis of stormwater drainage systems, shall be submitted to Council as part of Development 
Application for each stage identified in the Masterplan DA approval of the Site. 
 

(2) The Stormwater Management Plan shall include the following details:  
 

a) Site layout; 
b) site contours and final design levels; 
c) Catchment area draining to site drainage system 
d) Finished floor levels and footprints of the proposed development/ structures; 
e) Location, size and details of the site drainage infrastructure; 
f) Levels and location of discharge points of site drainage system 
g) Overflow structures and surcharge/overflow paths; 
h) Locations and details of the pump-out system (if any); 
i) Location and extent of any overland flow path/ floodway through the site (if any); 
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j) Location and type of stormwater quality improvement devices; and 
k) Cross–sections details of the site drainage infrastructure. 

 
(3) Roof and Pipe Drainage Design 

 
a) All roof drainage system shall be designed and constructed in accordance with AS 3500.3. 
 
b) Minimum cover requirements on pipelines shall be in accordance with the relevant Australian 

Standards and the manufacturer's specifications. 
c) For developments whose total catchment area (i.e. site area plus other areas draining to the site) is not 

more than 3000sq.m (0.3ha), pipe sizes can be determined from AS3500.3 or HGL analysis, subject to 
the following conditions:  

 
d) The minimum diameter of any pipeline draining a roofed area shall be 100 mm. 
 
e) All uPVC pipes shall be Sewer Extra Heavy Grade, subject to minimum recommended cover 

requirements in accordance with AS3500.3 being met. 
 
f) The minimum diameter of any pipeline draining a paved, grassed or landscaped area shall be 150 mm.  
 
g) Pipes shall be designed to cater for the likely construction and traffic loads. Allowance should be made 

for situations where cover during construction may be less than finished cover. 
 
h) Pipes contained in drainage easements shall be RRJ reinforced concrete/FRC pipes where minimum 

cover of 500mm cannot be provided. 
i) For developments whose total catchment area (i.e. site area plus other areas draining to the site) is 

more than 3000sq.m (0.3ha), a full Hydraulic Grade Line (HGL) analysis of the proposed stormwater 
system shall be submitted to Council. 

 
j) HGL analysis shall also be required for the pipe reaches connecting to a receiving system other than 

the street kerb. All pit grates shall be minimum 100mm above the HGL. 
 
k) The downstream water level in the HGL analysis shall either be assumed to be the top of kerb or 

downstream 1 in 100 year water level. 
 
(4) Site Drainage Connection to Street Kerb and Gutter or Public Stormwater Drainage System 

 
a) Each stage of the development shall demonstrate to Council by hydraulic analysis that the proposed 

site drainage connection to street kerb and gutter or public stormwater drainage system will have no 
adverse impact to the system, other than those identified in Master Plan. 
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b) Grated boundary pit (min. 450mm x 450mm) shall be provided for any stormwater outlet discharging 
from the site. 
 

c) All stormwater runoff from each stage of the development shall be conveyed under gravity to the OSD 
systems proposed in Master Plan via street kerb and gutter or public stormwater drainage system. 
Charged system will not be permitted  
 

d) Where site discharge from any storm event is greater than 20 L/s, connection shall be made to public 
underground stormwater drainage system.  
 

e) The number of stormwater outlets to kerb and gutter for each building / structure shall not be more than 
two and be minimum 15 metres apart. 
 

f) The point of connection for site stormwater runoff to the public stormwater drainage system will be 
determined and specified by Council. Any direct connection to a Sydney Water stormwater system will 
require specific approval from Sydney Water.  
 

g) Stormwater connection to public stormwater drainage system shall be by means of a junction pit for 
any pipes larger than 150mm diameter. The design drawings shall show plan view and longitudinal 
sections of the pipeline and connection details at a suitable scale. 
 

h) All drainage pipelines connecting to street kerb and gutter or public stormwater drainage system shall 
be constructed to Council’s standards. 
 

i) Any stormwater drainage pipelines connecting to street kerb and gutter or public stormwater drainage 
system shall satisfy the following criteria:  

 
1) Under the footpath area:  

Minimum 125 x 75 x 4 galvanised Rectangular Hollow Section (RHS) 
Note: The applicant shall locate all utility services within the footway and show the information on 
the submitted plans. 

 
2) Under kerb and gutter and road pavement:  

Minimum 375mm diameter RRJ RCP/ FRC pipes 
 
3) Within Council’s drainage easement:  

Minimum 375mm diameter RRJ RCP/ FRC pipes 
 
4) Within Parks and Reserves:  

Minimum 375mm diameter RRJ RCP/ FRC pipes  
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j) Should developments requiring construction of additional drainage infrastructure in public domain area 
other those identified in the Master Plan, Council reserves the right to approve or reject the proposal on 
its merits based on criteria including but not limited to environmental assessment, site conditions. 

 
(5) Rainwater Tanks 

 
Rainwater tanks or water-reuse device shall be incorporated in stormwater drainage system under the 
following guidelines:  
 

a) For multi-unit residential and commercial developments, it is compulsory to provide total minimum 
10,000 litres capacity rainwater tank despite of BASIX requirements. 

 
b) Only roof water shall be collected into the rainwater tanks or water-reuse device and connection to the 

main water supply will be used as a top up system during extended periods of dry weather. 
 
c) An overflow pipe from the rainwater tanks shall connect to site drainage system. 
 
d) The rainwater tank or water re-use device shall be installed in accordance with Sydney Water 

requirements and the Building Code of Australia, with the overflow connected into site drainage 
system. 

 
e) Tank water taps shall be marked “Tank Water – Not To Be Used For Human Consumption”. Re-use of 

stormwater for potable use such as cooking, drinking and hot water systems shall not be permitted. 
 
f) Elevation and site plan showing location, setback and overflow disposal shall be provided to Council. 

Rainwater storage tanks shall be installed in accordance with the manufacturer’s specification, Sydney 
Water’s requirements and the relevant Australian Standards. 

 
g) All rainwater tanks shall be located minimum 500mm from the property boundary and not be seen 

directly from the street frontage. 
 
h) In order to reduce pollutants entering the tank, a first flush device to divert minimum 1mm initial runoff 

from the roof area bypassing the tank shall be provided 
 
i) All rainwater tanks shall service outdoor irrigation. However, it is recommended the tanks shall also 

service laundry and toilet flushing, wherever possible. 
 
j) Appropriate measure/s shall be incorporated into the design of the tank, pipe and gutter system to 

exclude vermin and prevent the breeding of mosquitoes. 
 

(6) Pump-out systems 
 

a) Pump-out systems are not permitted, except for the basement car parking area, with approval from 
Council. 
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b) If portion of the access ramp to the basement car parking area cannot be drained by gravity then 

disposal of stormwater runoff via a pump-out system may be permitted, subject to the following 
requirements:  

 
c) The basement car parking area shall be graded to fall to the sump pits and pump-out system.  
 
d) The contributing catchment area to the pump-out system shall be limited to the basement access 

ramps only, and /or subsoil drainage (subject to groundwater level is one (1) metre or more below the 
bottom of basement slab). Generally no more than 100 sq. metres of access ramp catchment shall be 
allowed to drain to the pump-out system. Surface flow paths from remainder of site should be diverted 
away from the basement area. 

 
e) Two (2) submersible type pump units shall be installed and designed to work in tandem to ensure that 

both pumps receive equal usage and neither pump remains continuously idle. Each pump shall have a 
minimum capacity of 10L/s or be based on flow rate generated from the 1 in 100 year ARI 5-minutes 
duration design storm event of the access ramp area draining into the system, whichever is greater.  

 
f) The pump-out system shall be designed that a minimum volume of water is retained in the sump when 

the pumps are in the “off” position. 
 
g) The volume of the pump-out storage tank shall have sufficient storage capacity equivalent to the runoff 

volume generated from the area draining into the tank for the 1 in 100 year ARI 2-hours duration storm 
event. 

 
h) The pump-out system shall be independent of any gravity drainage lines. 
 
i) Discharge outlet of the pump-out system shall connect to the site boundary grated pit (minimum 

450mm x 450mm) and the surface level of the suite boundary grated pit shall be designed and 
construction to the satisfaction of Council’s Engineer. Non-return flap valve shall be provided 
accordingly. 

 
j) Any storage areas in the basement car park and area adjacent to the lifts shall be constructed to a 

minimum of 150mm above the surface grates of the pump-out system to achieve freeboard above the 
water level in the pump-out storage tank. 

 
k) An alarm warning device (including signage and flashing strobe light) shall be provided to the pump-out 

system to advise the occupant of pump failure. The location of the signage and flashing strobe light 
shall be shown on the stormwater management plans. 

 
l) Engineering details and manufacturers specifications for the pumps and switching system and sump 

shall be indicate d on the stormwater management plans. 
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