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SECTION B1 BACKGROUND

B1.1 BONNYRIGG TOWN CENTRE PRECINCT

The Bonnyrigg Town Centre Precinct comprises land generally bound by Smithfield Road to the north
west, Edensor Road to the north east, Elizabeth Drive to the south west and Bonnyrigg Avenue,
Bonnyrigg Public School and Bonnyrigg Plaza to the south east, as shown in Figure 2 and as shown
below.
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[Figure 35 - Bonnyrigg Town Centre Precinct]

The Bonnyrigg Town Centre Precinct comprises the majority of the land that was affected by Bonnyrigg
Town Centre - Development Control Plan No 28, which was superceded by this Development Control
Plan. It is noted that DCP 28 was updated and superceded to incorporate the detailed planning and
design undertaken in association with the renewal of the adjoining public housing estate (as described in
Part C of this DCP), which was previously noted as being deferred for further consideration in DCP 28.

The controls contained in this section of the DCP (Part B) reflect the Guidelines for the Private Domain
previously listed in Part 5 of the DCP 28. A review of these controls is anticipated to be undertaken by
Council in the near future and as such, Council planning staff should be consulted early in the design
process for any land that is located within the Bonnyrigg Town Centre Precinct.



B1.2 DEVELOPMENT PRINCIPLES

The following section describes maximum yields and limits permitted for various aspects of development
and provides further illustration of the controls for the Bonnyrigg Town Centre.

Section B2.4 details particular site development principles applying to each precinct shown under the
control diagrams. Council may consider variations to the minimum set-back, build-to lines and building
location zone requirements where the development principles highlighted for each precinct are satisfied
and where it can be demonstrated that consistency with the General Urban Design Strategies contained
in Section A3.2 is achieved.

The site development principles also identify guidelines to be considered in relation to development
adjoining culturally significant buildings highlighted in Figure 8 .



SECTION B2 BUILDING ENVELOPES

The following sections are supported by a series of descriptive control diagrams prepared for each block
in the Bonnyrigg Town Centre Precinct. These diagrams describe and give expression to required
building location zones, building heights, setbacks and build-to lines, and may be found in Section B2.4.

In the case of culturally significant buildings (eg temples and clubs), existing heights may exceed these
controls. In this regard the height for new development on cultural sites should have regard to the
objectives of this DCP and are to be determined on a site specific basis in consultation with Fairfield City
Council.

B2.1 BUILDING LOCATION ZONE

New buildings are generally located adjacent to the footpath forming a continuous retail frontage and
street wall along the Town Centre.

Any new development should be located within the Building Location Zone as illustrated in control
diagrams. The building location zone applies to the main building.

The location of minor structures such as those covered by exempt and complying development
provisions may be located outside the building location zone.

Objectives

To promote perimeter block development;

To provide amenity to all building occupants in terms of natural ventilation and natural daylight;

To create rear courtyard spaces for services activities and parking for all retail and commercial
areas;

To create rear private/communal spaces for residential activities, and,;

To accommodate retail or commercial uses by allowing deep building footprints at the ground floor
level only.

Controls

Development is to occur within the building envelopes as illustrated in the following control
diagrams.

Align buildings to the street and line of kerb.

The maximum permissible building depth above ground level is 18 metres.

Impervious area is not to exceed 60% of the total site.

B2.2 BUILDING HEIGHTS

The setting of building height limits is based on the urban design principles set out below, which are then
applied to specific locations.

Blanket application of uniform heights is not necessarily the best mechanism for designing urban
environments. It is better to mould the urban form around view corridors, existing urban structure, and
the potential to produce legible urban environments. There is also an aesthetic need to coordinate the
scale of buildings to the streets they relate, particularly within a retail strip environment along Bonnyrigg
Avenue. In this respect, the Town Centre is best served by a fairly uniform height and mass of buildings
that are both well related to each other as well as providing appropriate definition of Bonnyrigg Avenue.

Objectives
To ensure an appropriate scale relationship between building heights and the street width;

To ensure an appropriate management of overshadowing, access to sunlight and privacy;
To ensure appropriate floor to ceiling heights within buildings, and;



To recognise and manage the visual impact of buildings on the public domain.
Controls

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

Permitted Floor to Ceiling Heights

Retail/commercial uses:
Floor to ceiling height for the ground floor is to be a minimum of 3.5 metres.
Floor to ceiling heights for the first floor regardless of use must be 3.3 metres to provide
flexibility.
All other floor to ceiling heights for commercial uses need to be 3.3 metres.

Residential
Floor to ceiling height for the ground floor is to be a minimum of 3.5 metres.
Floor to ceiling heights for the first floor regardless of use must be 3.3 metres to provide
flexibility.
Minimum 2.7 metres floor to ceiling heights for residential.

B2.3 SETBACKS AND BUILD TO LINES

Setbacks and build-to lines have a significant impact on the appearance, the vitality, and the retail
success of the Town Centre.

Buildings in retail centres are typically built to the front and side boundaries creating a continuous retail
strip that opens directly onto the footpaths. This development pattern offers pedestrian amenity, weather
protection when awnings are provided, and adds to the intensity of retail development reinforcing the
potential economies of scale.

It is particularly important that the rear facade of new buildings supports a positive and sympathetic
relationship with neighbouring residential developments. In this respect, blank walls should be avoided,
and the alignment of new buildings should be articulated, presenting an interesting and varied facade to
adjoining neighbours. Additionally there should be adequate separation and privacy for existing
properties.

Objectives

To retain and reinforce the desired character of the Town Centre;

To reinforce the core retail by encouraging continuous retail activity, commercial uses and by
enhancing the building fronts;

To maintain a consistent alignment along main streets and roads to provide a continuity of the
street wall and suitable definition enclosure of the public domain, and,;

To ensure the rear of new buildings along main streets and roads are articulated and provide an
appropriate distance of separation from existing properties.

Controls

Setbacks and build-to lines have been established to ensure future developments define the
streets and public spaces, as well as protecting the amenity of existing neighbours.



Future development is to observe the setbacks as follows:

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

Rear Setback

The rear fagade of buildings must be articulated and aligned with the build-to lines appearing

on the Control Diagrams, and detailed below.

Basements may only be built to the rear setback line if there is a deep root cover of a

minimum of 1.0 metre over the basement roof for planting.

Future development is to observe the build-to line as follows:
Where the proposed development or part of the proposed development adjoins the
100% build to lines, the whole relevant building facade is to be built on this line.
Variations of up to 600 mm may be permitted to add visual interest and allow
articulation of building facades.
Where the proposed development or part of the proposed development adjoins the
40% build to lines, 40% relevant building facade is to be built on this line. Variations of
up to 300 mm may be permitted to add visual interest and allow articulation of building
facades.
Lightweight structures that do not add to the visual mass of the buildings, such as
pergolas and balconies may also penetrate the building line.

B2.4 SITE DEVELOPMENT PRINCIPLES — CONTROL DIAGRAMS

The following principles draw together and highlight important elements identified under Part A3.2 -
Urban Design Strategies, which underpin the various components of site development shown in the
control diagrams of Part B2.4 and are supported by Guidelines for the Bonnyrigg Town Centre Precinct.

Where necessary, additional information and requirements are also included in the principles to flag
additional specific issues (e.g. development in proximity to buildings of cultural significance identified in
Figure 6) that need to be addressed in a development.

These principles are to be considered in conjunction with other guidelines relating to the private domain
under Part B of this DCP. Council may consider variations to the guidelines where it is demonstrated the
principles below and in the Urban Design Strategies can be satisfied.

The Town Centre has been broken down into 6 localities as shown below.

The control diagrams for each locality follow.
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Precinct 1

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

Site development principles:

Building footprints to follow the curvilinear edge of the park.
Development to provide outlooks from ground and first floor into the park.
Activity areas (e.g. restaurant seating) to be provided on the ground floor of development facing

the park.
Landscape design features to be utilized in providing a transitional treatment from buildings toward

the park.
Breaks to be provided between buildings to create vistas into the park.

Incorporate pedestrian and planting linkages from development into the park.









Precinct 2
Design context:

Provides new gateway aspect for the Town Centre.

Incorporates large retail development.

Close, dominant position to residential lands adjoining the western edge of the Town Centre.

High level of visibility to Bonnyrigg Main street, Transitway Station, park and restored creek area
(including new Civic Space)

Site development principles:

Gateway aspect of precinct relates primarily to providing pedestrian and vehicular access to the
Town Centre and restored parklands.

Landscaping measures and substantial trees to be used to consolidate gateway entry and edge of
link road.

New development to provide active frontages on elevations facing parklands, street frontages and
buildings of cultural significance at southern end of precinct.

Building footprints to follow the edge of the park.

Height and scale of buildings minimize overshadowing of the park space

Riparian corridor to be included between development and creek. The width of the corridor to be
determined in consultation with Council and relevant State Government Agencies.

Vegetation and landscaping to compliment remnant native vegetation in the surrounding area.
Development to make allowance for new road connection from Smithfield Road and Bonnyrigg
Avenue.

Pedestrian movement areas within development to provide linkages to surrounding pedestrian
network.

A buffer area of 10 metres wide is to provided between development and buildings of cultural
significance at the southern end of the Precinct.

New buildings are to be positioned so that views of buildings of cultural significance at the
southern end of the Precinct are maintained from both Smithfield Road and Parkland.









Precinct 3
Design context:

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

Site development principles:

Communal open space area located at the rear of buildings is to include transitional landscaping
and planting measures to remnant vegetation adjoining the rear of the site.

Breaks to be provided between buildings to create vistas into the park.

Incorporate pedestrian and planting linkages from development into the park.









Precinct 4
Design context:

Incorporates part of the gateway component on the southern edge of the Town Centre.

Requires a strong built line to Elizabeth Drive and where Bonnyrigg Ave intersects with Elizabeth
Drive.

Important interface to remnant vegetation (on south western corner of precinct) and parklands.
Future re-development includes an active street edge to promote Bonnyrigg Ave as a main street.

Site development principles:

Laneways and mews provide access to the rear of properties.

Landscape design features to be utilized in providing a transitional treatment from buildings toward
the park.

Breaks to be provided between buildings to create vistas into the park.

Incorporate pedestrian and planting linkages from development into the park.

Buildings include adaptable space to permit mixed-use development along Bonnyrigg Ave.
Gateway status considered in the design process for buildings located at the intersection of
Bonnyrigg Avenue and Elizabeth Drive









Precinct 5
Design context:

Incorporates part of the gateway component on the northern edge of the Town Centre.

High level of visibility to Bonnyrigg Main Street, Transitway Station, park and restored creek area
(including new Civic Space).

Requires a strong built line to Edensor Road and where Bonnyrigg Ave intersects with Edensor
Road.

Future re-development includes an active street edge to promote Bonnyrigg Ave as a main street.

Site development principles:

Buildings include adaptable space to permit mixed-use development along Bonnyrigg Ave.

Breaks to be provided between buildings to create vistas into the park.

Buildings to be stepped and positioned to maintain views of buildings of cultural significance at the
northern section of the precinct from the surrounding area, in particular Bonnyrigg Avenue.
Gateway status considered in the design process for buildings located at the intersection of
Bonnyrigg Avenue and Edensor Road.









Precinct 6
Design context:

Incorporates Bonnyrigg Plaza shopping centre.

High level of visibility to Bonnyrigg Main Street, Transitway Station, park and restored creek area
(including new Civic Space).

Buildings designed for mixed-use development along Bonnyrigg Ave.

Site development principles:

Future re-development opens up the plaza to surrounding streets and in particular includes an
active street edge to promote Bonnyrigg Ave as a main street.

Breaks to be provided between buildings to create vistas into the park.

Incorporate pedestrian and planting linkages from development into surrounding area.

Strong pedestrian link to be provided from the site to the Transitway Station and Civic Space.

Car parking areas are linked and readily accessible for cars that have entered the site.

Servicing and loading docks screened from Bonnyrigg Avenue.









SECTION B3 PRIVATE  AND COMMUNAL
OPEN SPACE DESIGN

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

B3.1 PRIVATE OPEN SPACE

The provision of unpaved area within the Town Centre is limited due to the functional
requirements of ground floor retailing.

Where unpaved open space cannot be provided, open space must be provided either as roof
gardens, terraces or balconies.

Provide private outdoor space to all commercial and residential development within the Town
Centre.

Objectives

To ensure every dwelling has access to a private usable and functional private open space
directly off main internal spaces, and

To contribute to the articulation and modulation of the building fagade through the use of
balconies and terraces.

Controls

Where direct access to ground level open space is not possible, provide at least one
balcony terrace for each dwelling, directly accessible from the main living area (the main
balcony).

Take advantage of views and any natural features, and minimise the overlooking of
adjoining dwellings.

The main balcony is to be recessed and partially enclosed to ensure privacy, and facade
articulation.

Mechanisms to reduce noise impacts from Elizabeth Smithfield and Edensor Roads such
as glass shutters to balconies etc. are required to be provided.

Orientate the private outdoor space to maximise solar access. Ensure the long face of the
balcony is oriented to the outside of the building.

The underside of balconies must provide an attractive appearance to the street and to the
dwelling underneath.

Provide a minimum of 10.0m” of private open space per dwelling with minimum horizontal
dimensions of 2.4 metres.

Additional balconies should have a minimum depth of 1.5m.

Balconies should not be deeper than 4m to ensure sunlight penetration into the dwelling.
Provide water and gas outlets on the main balconies and terraces.

Furniture layouts must accompany all development applications to ensure the usability of
the balconies and terraces.



B3.2 COMMUNAL OPEN SPACE

Communal open spaces are those spaces within the site that are accessible to and benefit all
residents and users. These spaces are places that affords active and passive recreation activities
as well as areas of planting to enhance the visual amenity of development as a whole.

Objectives

To ensure every development that contains more than 2 units has access to an area of
communal open space;

To provide areas that enable soft landscaping and deep soil planting;

To ensure communal open space is accessible to all users including those with disabilities,
and;

To ensure that communal open space is designed to be useable.

To promote natural surveillance for communal open space

Controls

Locate communal open spaces so they form a focus of the development and provide a
landscape buffer between buildings.

Maximise ground level communal open space.

Provide places and equipment for children’s play.

Provide 30 % of site area minimum for communal open space

Orientation of space to the North with a minimum of 3 hours of sunlight between 9am and
3pm June 21st to 50% of the communal open space to ensure natural daylight.

Design communal open space to allow sunlight penetration into dwellings.

Ensure privacy to dwellings from communal open space.

Ensure passive surveillance of the communal open space.

Consider the use of roof terraces as communal open space.

Position active uses or habitable rooms with windows adjacent to main communal/public
areas e.g. playgrounds, swimming pools, gardens, car parks etc.

Communal areas and utilities e.g. laundries and garbage bays should be easily seen.
Where elevators or stairwells are provided, open style or transparent materials are
encouraged on doors and/or walls of elevators/stairwells.

Waiting areas and entries to elevators/stairwells should be close to areas of active uses,
and should be visible from the building entry.

Seating should be located in areas of active uses.

Private swimming pools are required to be fenced in accordance with the Swimming Pool
Act

Development to maximize conservation of remnant indigenous vegetation and where
possible promote re-establishment on site and create linkages to adjoining remnant
vegetation.

Landscape communal open space in accordance with Section B3.3 of this DCP.



B3.3 LANDSCAPE DESIGN

Open space contributes to the existing character of the Town Centre, particularly in the
surrounding residential areas. The landscape character for the Town Centre is in part a product
of the extent of the unpaved areas and the amount of plant material.

Increasing the extent of planting bed and the area of unpaved surface will help to integrate the
new development with that of the surrounding development. It also has a significant role in
improving the amenity of the open space for the residents and the visual quality of the Town
Centre.

Objectives

To maximise the amenity of building occupants in terms of shading, privacy, outlook and air
quality;

To reduce the quantity of stormwater, and improve its quality;

To contribute to biodiversity;

To maintain and enhance the existing landscape on private land;

To create contiguous rear garden planting in the middle of blocks;

To create a series of purposeful structured open spaces as part of each development;

To provide new planting in the rear garden area of lots and in the middle of the blocks;

To maintain the existing contiguous front gardens, and;

To maximise site infiltration through the use of on site storm water detention and
permeable surfaces.

Avoid landscaping which obstructs casual surveillance and allows intruders to hide
Highlight the transition between public, communal and private open space parking and
service areas.

Controls

Use plant material and pavements that integrate the development with the adjoining area.
Locally occurring indigenous plant species should be used.

Maximise retention of remnant indigenous vegetation and aim to create linkages (which
includes planting measures) between remnant stands of indigenous vegetation;

Provide sufficient soil depth (min 1.0m) over roofs of underground garages and landscape
roof decks to support the growth of medium size species of 2.0 metres or more.

Use the landscape design as part of the environmental strategy for improving the
microclimate around the dwellings. Examples are:

0 Use deciduous plant material for shade in the summertime and to allow solar access
to all open space areas as well as living dining and bedrooms in the winter.

0 Locate evergreen plants away from the building to ensure solar access is maximised
to all open space areas, as well as living, dining and bedrooms.

0 Use evergreen material to enhance visual privacy between buildings.

0 Use the landscape design as part of the stormwater management system.

0 Use porous paving wherever possible.

Use such features as a change in levels, design elements or landscaping to highlight
boundaries and transitions between public, communal and private open space, parking and
service areas.

Trees with dense low growth foliage should be spaced or crown raised to avoid a
continuous barrier.

Use low ground cover or high, canopied trees, clean trunks, to a height of 2m around
children’s play areas, car parks and along pedestrian pathways.

Avoid vegetation, which conceals the building entrance from the street.

Prepare landscape plans and pay for the installation for all landscape treatments along the
street frontage. The proposed improvements shall be consistent with the Public Domain
Improvement Strategy for the Bonnyrigg Town Centre.



Submit a landscape plan prepared by a qualified landscape architect.

B3.4 FENCES AND WALLS

Fences and walls are used to define spaces. They should be used to define the boundary
between properties as well as between public and private land.

They also provide privacy by screening views, and security by restricting access.
Fences and walls can contribute to the image and identity of the place.
Objectives

To define boundaries between properties with different owners or functions;

To provide privacy by screening views and security by restricting access, and;

To characterize a place within the built environment by marking the change in landscape.
Open grill style fencing to be used along rear boundaries adjoining public open space
areas and parks.

Controls

Fence and wall design is required to respond to the architectural character of the street and
area.

1.5 m high fences between properties along the side and rear boundaries.

1.2 m high fences along front boundaries with a maximum being 60% opaque material to
facilitate surveillance of the street.

Avoid the use of continuous blank walls.

Minimize the length and height of retaining walls along the street frontages.

The design of the walls and fences should relate to and be integrated into the design of the
building.

Select durable materials, which are easily cleaned and graffiti resistant.

Incorporate other uses within fences and walls in communal and private open spaces such

as:
o] Benches and seats,
0 Planter boxes,

o] Barbeques etc.



SECTION B4 SITE ACCESS AND PARKING

Any new development must be designed to allow equitable access to all people, including people
with disabilities.

The location of vehicular access parking areas should be carefully considered to ensure the
shopping centre character; pedestrian safety and commercial viability are maintained. Wide
dominating access ways have an impact on the streetscape and the active uses along the street
frontages.

Onsite parking should be accessed from the rear of each lot via laneways if possible or through
discrete driveways. Parking should be screened with well-designed structures and planting.

B4.1 ACCESS

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

Comply with the Australian Standard 1428(Parts 1 and 2), the BCA, and the Disability
Discrimination Act (DDA).

Provide at least one main entry with convenient barrier free access in all developments or
redevelopment to at least the ground floor.

Provide continuous access paths of travel from all public roads and public spaces as well
as unimpeded internal access.

Provide the required number of adaptable dwellings in accordance with the BCA.

Provide adequate and convenient seating.

Provide toilet facilities in accordance with Australian Standards and BCA.

Provide adequate parking facilities.

Use appropriate gradients.

Use appropriate material such as slip resistant materials, tactile surfaces and contrasting
colours.

Note: A number of properties in Fairfield City are affected by restrictions covering; vehicular
access denied (e.g. to a major road or heavily pedestrianised areas where alternative access
should be provided as part of new development), road widening, splay corner (to improve sight
lines on corner blocks) and road closure provisions.

These restrictions are updated from time to time based on advice from the RTA and
investigations carried out by Council and need to be considered as part of new development.

Up-to-date information in relation to the above can be obtained from Council by requesting a
Planning (s.149) Certificate.



B4.2 VEHICULAR ACCESS

The preferred vehicular access to sites is as indicated in the control drawings.
Objectives

To maximise the retail frontage;

To maximise pedestrian safety;

To encourage discrete vehicular access to each site, and;
To encourage shared vehicular access points.

Controls

Wherever possible vehicle access is via driveways, streets or shared access ways.

Keep driveway widths to a minimum of 6 metres.

One 2-way driveway is permitted per development site - excluding major retailing sites
Design driveways to underground parking with minimal visual impact on the street and
maximum pedestrian safety.

Separate and clearly define pedestrian access to each development.

Garage doors are setback from their facade alignment.

Do not locate access ways to underground driveways adjacent to the doors or windows of
habitable rooms.

Locate driveways in alignment with garages.

B4.3 ON-SITE PARKING

On-site parking includes; surface parking, car parking structures and semi or underground
parking areas. On-site parking is limited in the Town Centre. The Bonnyrigg Town Centre Study
has recommended that retail parking should be located adjacent to the shops at or close to
ground level rather than in basement situation as:

Small constrained areas of underground parking associated with convenience shopping are
rarely used

A balance between the amount of retail space and parking is required. The amount of
available parking in some cases determines the amount of retail that can be supported on
any given site

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

Objectives

To wherever possible provide on site retail parking designed to minimise visual impact on
the adjoining properties, and;
To integrate parking facilities with the overall site planning and landscape.

Controls

Incorporate parking within and/or behind the building. No on-site parking is to be provided
on a street frontage, unless specified in the control diagrams.
Appropriately screen with the use of planting and fencing.



At grade car parks should contain shade tree plantings so that trees shade 70% of the
surface area within 10 years.

Design parking to ensure pedestrian safety.

Provide on site car parking in accordance with following standards.

Retail uses

5 spaces per 100 sq metres GFA (Industry Standard)
Commercial

1.5 spaces per 100 sq metres GFA

Residential - based on RTA parking standards
2-20 units
1 space per unit
add 1 space for every 5 x 2 bedroom unit
add 1 space for every 2 x 3 bedroom unit
Visitor Parking add 1 space for 5 units

More than 20 units
0.6 spaces per 1 bedroom unit
0.9 spaces per 2-bedroom unit
1.4 spaces per 3-bedroom unit
Visitor Parking add 1 space per 5 units

B4.4 SITE SERVICING

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

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

Objectives

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

Refer to Section B5.8 Waste Management for information on waste services.

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



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



SECTION B5 ENVIRONMENTAL
MANAGEMENT

Fairfield Council strives for the successful management of the environment, reconciling economic
development, environmental protection, and social equity.

Consequently, the new development, which will strengthen the economic base of the Town
Centre, also needs to minimise its impact on the existing environment including but not limited to:

Solar access, overshadowing and natural daylight;
Energy conservation;

Water conservation;

Natural ventilation;

Storm water management;

Material selection;

Visual and acoustic privacy; and

Waste management.

B5.1 SOLAR ACCESS, OVERSHADOWING AND NATURAL DAYLIG HT

The strategy provides for an increase in height of buildings along most streets within the Town
Centre. Where the new development is proposed, reasonable access to sunlight for living spaces
within existing buildings, private and public open spaces needs to be maintained. Likewise, new
buildings need to be designed in a manner that maximises access to natural daylight in all living
areas.

Solar access is a major determinant of environmental comfort. Good passive solar design
solutions offer a resource and financial benefit by reducing the need for artificial heating and
cooling.

Objectives

To maximise the use of natural light to reduce energy consumption;

To ensure new development will not unduly overshadow public open space, or unduly
impact on solar or natural daylight access to habitable areas and rooms of existing
dwellings;

To ensure building layouts facilitate good solar access to both internal and external living
spaces, and,

To minimise the need for artificial lighting during daylight hours.

Controls

Meet with the requirements of the NSW Building Sustainable Index (BASIX).

Ensure that living spaces of at least 75% of apartments in new developments receives a
minimum of 3 hours of sunlight between 9 am and 3.00 pm on 21 June unless existing
overshadowing prevents this.

Access to sunlight is to be substantially maintained so that existing private and public open
spaces and the existing windows of all habitable rooms in adjoining buildings receives at
least 3 hours of sunlight between as result of the construction of any proposed building or
structure.

Provide certified shadow diagrams prepared by a suitably qualified person such as an
Architect, Engineer, or a Town Planner that accurately describe the overshadowing impact
of built form proposals.



Locate living spaces and open spaces to maximise access to sunlight.
Provide adjustable shading devices for shading and glare control.
Ensure windows are of adequate size and proportion.

Use reflected light from light coloured walls and ceilings.

B5.2 ENERGY CONSERVATION

Objectives

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

Controls

Meet with the requirements of the NSW Building Sustainable Index (BASIX).

Provide a 3.5 star greenhouse rated hot water system in each new dwelling.

Provide solar hot water heaters integrated into the design of each new development.
Insulate all walls, ceilings, roofs and hot water pipes wherever possible.

Orient all the building to maximise solar gain in the winter time and to minimises solar gain
in the summer time into living and dining rooms and balconies

Face balconies, living rooms, dining rooms to the north and northeast if the orientation
allows.

Locate non habitable rooms such as laundries, bathrooms and kitchens in the southern
parts of the buildings.

Provide south facing units with alternative orientation to ensure the provision of solar
access.

Group wet areas such as bathrooms, kitchens and laundries to minimize pipe runs

Utilise cooling breezes in the summer time.

Shade windows to minimise solar gain in the summertime and to allow solar gain during the
winter months.

Locate openings to facilitate cross ventilation.

Provide non-mechanical clothes drying facilities.

Provide drying cupboards within balconies.

B5.3 WATER CONSERVATION

Objectives
To minimise potable water consumption.
Controls

Meet with the requirements of the NSW Building Sustainable Index (BASIX)
Provide AAA rated showerheads, faucets, as well as dual flush toilets.

Use drip irrigation in all landscape areas.

Use recycled water and roof surface run-off water for irrigation.

Use rainwater tanks having regard to the requirements of BASIX.

Consider grey water recycling.



B5.4 NATURAL VENTILATION

Every habitable room should be naturally ventilated. This is important in contributing to the
internal amenity and to the reduction of energy consumption. Natural ventilation is preferable for a
high quality living environment.

Local conditions such as climate, building orientation, building configuration and width should be
considered in determining opening size and location.

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

Controls

Meet with the requirements of the NSW Building Sustainable Index (BASIX)
Ensure each dwelling can be naturally ventilated:

0 By siting and through the layout of rooms

0 Through the arrangement of windows, doorways and other openings to allow free
internal air movements;

0 By avoiding double loaded corridor apartment layouts

Natural ventilation requires cross ventilation. Cross ventilation is achieved by having more
than one operable window in each room, which will allow unimpeded airflow across the
room.

All habitable rooms must meet the requirements of natural ventilation in the BCA.

B5.5 STORMWATER MANAGEMENT

The Bonnyrigg Town Centre was built along one of the major watercourses that drain into the
Georges River Catchment and as such some parts of Bonnyrigg are subject to flooding.

Objectives

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

Controls

Minimise the extent of impermeable surface such as driveways, car parking, footpaths and
paved areas for both retail/commercial and residential developments.

Minimise run-off by the reuse and recycling of storm water for irrigation purposes.

Provide soft landscape planting beds to assist in the recharge of the existing ground water.

Provide on-site detention to mitigate flow into the existing stormwater system and or into
the existing water table.

Maintain existing overland flow paths.

Set building floor levels with freeboard of at least 300 mm above the 1 in 100 year flood
level (subject to flood investigations, to be submitted with Development Applications), whilst
still maintaining accessibility for all users.

Use gravity drainage connections to storm water system.

Submit a storm water drainage concept plan with each Development Application.



Approval from the Department of Infrastructure Planning and Natural Resources may be
required for Development Applications involving use or extraction of ground water.
Permeable paving is to be used to assist the recharge of the existing ground water.
Consider the use of silt, trash and oil arrestors in the stormwater drainage system.

Loading and unloading areas shall be isolated from the stormwater drainage system to
prevent the entry of contaminants into the system

Stormwater drains/pits on the site are to be stencilled with the message: This pit drains to
the Georges River. Lettering shall be 100 mm high block bold yellow painted lettering.
Paints used shall be of road line marking standard.

B5.6 MATERIAL SELECTION

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

Objectives
To minimise the impact of material selection on the environment.
Controls

Plantation, recycled or Australian regrowth timbers should be used instead of rainforest and
old growth forest timber.

Materials should be selected on the basis of the following criteria:

0 Have a low-embodied energy;

Do not pollute during the manufacturing process;

Are sourced from renewable sources;

Are recycled, or can be recycled after it's “life”;

Are durable, low maintenance, and non-toxic to the building’s occupants
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B5.7 VISUAL AND ACOUSTIC PRIVACY

When managing the impacts of a new development, the ability to maintain adequate visual and
acoustic privacy is a critical contribution to the quality of life. Minimal impacts should be ensured
through the application of development controls.

Objectives

To minimise the direct overlooking of internal and external living areas through site layout
and building layout, location of windows and balconies, design of windows and use of
screening devices, and;

To ensure adequate visual and acoustic privacy to residential developments in the Town
Centre and to associated private open space

Ensure lighting does not produce glare or dark shadows



Controls
Visual Amenity:

Provide adequate distances between opposite windows and private open spaces.

Comply with:

0 6 metres between non habitable rooms in adjoining buildings;

0 9 metres between a habitable room and a non-habitable room in adjoining buildings;

012 metres between two habitable rooms in adjoining buildings.

Ensure adequate screening between balconies.

Offset windows from one building to another building to minimise overlooking.

Orientate the main living spaces within apartments to the street and/or rear gardens.

Use diffused lights and/or movement sensitive lights.

Direct these lights towards access/egress routes to illuminate potential offenders, rather
than towards buildings or resident observation points.

Lighting should have a wide beam of illumination, which reaches to the beam of the next
light, or the perimeter of the site or area being traversed.

Avoid lighting spillage onto neighbouring properties as this can cause nuisance and reduce
opportunities for natural surveillance.

As a guide areas should be lit to enable users to identify a face 15 metres away.

llluminate possible places for intruders to hide.

Use energy efficient lamps/fittings/switches to save energy

Acoustic Amenity:

Design the internal layouts of apartments and the location of courtyards, terraces /
balconies, and openings to minimise noise transmission.

Comply with minimum standards for shared walls and floors:

0 RW rating 55 wallls;

0 RW rating 55 floors.

Incorporate noise attenuation measures in all new development along major roads, such as
landscape, fences, double glazing etc.

Minimise the noise impacts of goods and service deliveries as well as waste and garbage
collections.

Minimise the impact of noise associated with restaurants and cafes.

Licensed premises shall operate in accordance with the noise requirements of the Liquor
Administration Board.

Air conditioning units are to be approved and installed in accordance with the requirements
of Council.

Provide noise impact assessment with each Development Application submission.



B5.8 WASTE MANAGEMENT

The minimisation of waste from development can contribute to the amenity of the users of a
building, and limits the potential harmful impacts to the environment. Waste management
incorporates all stages of development from construction to demolition. The integration of waste
management systems with the building design from inception, also aids in making waste
minimisation easier and more convenient for users.

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

Comply with Fairfield City Council’'s Waste Management DCP.

Recycle and reuse demolished materials where possible.

Integrate waste management processes in all stages of development.

Specify materials which are easily reused and recycled at the end of their life

Provide adequate space within the main building for separation of waste material for
recycling. Locate such facilities away from windows to habitable rooms.

Garbage storage areas must be located so as to not cause any negative impacts, in terms
of visual appearance, noise or smell, to adjoining properties, or to the street.

Source separation facilities should be provided for waste to be divided into separate waste
streams in order to recycle materials.

Waste separation facilities must be provided in all kitchens to separate waste at its source.
On site composting facilities (both private and communal) must be provided for organic
waste.

Utilise ventilation stacks wherever possible to vent shops and basements.

Prepare a Waste management Plan as part of the Development Application process.
Commercial / Retail premises that require an air handling system such as a cooling tower
are required to obtain Development Approval from Council. The installation and operation
of the cooling tower is to be conducted in accordance with the Public Health Act and Public
Health (Microbial) Regulation.

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

The collection of waste materials from the site shall be in accordance with the NSW
Environment Protection Authority, Industrial Noise Policy (2000), so as not to generate
excessive noise.

Liquid waste storage areas shall be covered and bunded to prevent external spillage.
Commercial / Retail premises that generate odour from their activity may be required to
submit an odour impact assessment to Council, which is to be conducted in accordance
with the NSW Environment Protection Authority's Draft Policy "Assessment and
Management of Odour from Stationary Sources in NSW" January 2001.

An approved air handling system is to be installed to the cooking appliances in accordance
with Australian Standard, 1668 — 1991, The use of mechanical ventilation and air
conditioners in buildings.

New food premises or existing food premises that are requiring a refit are required to obtain
development approval from Council prior to commencement of trade. The fitout of a food
premises is to be conducted in accordance with Council's Food Premises Code.

Residential Controls

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



SECTION B6 BUILDING DESIGN

B6.1 ARCHITECTURAL CHARACTER

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

Objectives

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

Controls

All residential buildings of three storeys or more, must be designed by a registered
architect in accordance with SEPP 65.

Buildings should express internal functions.

Public art should be incorporated and integrated into the facade of all new buildings.
Embellish buildings with icons and symbols representative of users.

Use vernacular styles and motifs within the buildings and public open spaces including
entrances to buildings, grilles, seating, paving design wall treatments and fences.

Adopt vertical emphasis above awnings and avoid horizontal emphasis, particularly broad
opaque, blank walls, and horizontal windows above the awning level.

All buildings to comprise a tripartite vertical arrangement i.e. bottom, middle, and top.
Express vertical elements within the facade rather than floor levels.

Use windows of vertical proportion.

Provide a street address to each building.

Provide predominately glazed shop fronts to all ground floor retail areas. Minimise blank
walls at ground level.

Limit opaque or blank walls for ground floor uses to 20 percent of the street frontage.
Building walls addressing the street must be articulated and fragmented to add visual
interest.

Incorporate changes in level within new retail development and civic facilities such that they
are accessible to the people with disabilities.

Highly reflective finishes and curtain wall glazing are not permitted above the ground floor.
Redevelopment of sites on which important buildings are located maintains and improves
the existing street facades.

B6.2 STREET CORNERS

Building corners are important both in terms of “way finding” and “place making”. They are often
used as markers or signs that contribute to making place and or marking an important
intersection.

Objectives

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



Controls

Retain wherever possible existing corner buildings of landmark or contributory quality as
illustrated on Figure 6.

Articulate street corners by massing and building articulation.

Height variation in buildings on corners is permitted along the building frontage of both
streets for a maximum of 6 metres, subject to a satisfactory resolution of the form in terms
of scale, proportion, materials and finishes.

Design corners to add variety and interest to the street.

Present each frontage of a corner building as a main street frontage.

B6.3 AWNINGS

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

Objectives
To provide awnings to ensure weather protection to pedestrians.
Controls

Provide continuous street frontage awnings to all new developments within the Town
Centre along Bonnyrigg Avenue between Tarlington Parade and to at least Bibby’s Place.
Colonnades are allowed, but must form a continuous frontage along the facade and the
street, and must not terminate in a blank wall.

Provide awnings in modules to match building frontages.

Wrap awnings around corners on street corner buildings.

Awnings should be 3m deep.

Cantilevered awnings from the buildings with a minimum soffit height of 3.3 metres.

Provide almost flat awnings with slim vertical facias and or eaves (not to exceed 300 mm).
Awnings should be setback from the kerb a minimum of 600 mm.

Breaks in a continuous run of awnings is not permitted.

Awnings should be complimentary to each other.

Canvas blinds along the street edge are permitted. Signage on blinds is not permitted.
Provide under awning lighting to facilitate night use as well as improve public safety.

B6.4 ACTIVE STREET FRONTAGES

The shop fronts in Bonnyrigg Town Centre should open directly to the street.

Active street frontages are critical to the viability and vitality of the centre as direct, easy access
from the footpath draws people from the street into the shop. Active street frontages also add to
the safety and security of a street by enabling casual surveillance.

Objectives
To retain and reinforce the prevailing character and continuity of activities along the street,

and;
To allow access to other uses whilst retaining the continuity of the retail frontage.



Controls
Retail Street Frontages

Avoid blank or solid walls and the use of dark or obscured glass on street frontages.
Roller shutters that obscure windows are not permitted.

Provide direct access from the footpath to the shop.

Wrap shopfronts around corners.

Do not brick up existing shop fronts.

Do not recess shop fronts.

Maximise glazing for retail uses, but break glazing into sections to avoid large expanses of
glass.

Avoid manually sliding glass doors.

Provide opportunities for table seating along shop frontage [Refer to section 4.2.4].
Orientate commercial uses to the street to provide casual surveillance

Residential Street Frontages:

Ground floor residential apartments are not permitted fronting Bonnyrigg Avenue although
entrance lobbies to residential apartments above are encouraged.

Ground floor apartments are permitted at the rear of these lots fronting all main roads
including: Bonnyrigg Avenue, Tarlington Parade and Smithfield Road etc.

Where shown on the control diagrams, ground floor apartments may be converted for
commercial uses.

Ground floor apartments should incorporate sills and balustrades located a minium of 1.5
metres above the finished footpath level.

Minimise high opaque fences. Front fences should be low and translucent [Refer to
Section B3.4 Fences and Walls]

Orientate residential uses to the street to provide casual surveillance

B6.5 ENTRANCES

Building entrances provide an interface between the public and private domain. Entrances give a
building an identity and define the entry to the street.

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

Separate the street address for retail uses from residential and commercial uses within
each building.

Recess entries to create entry spaces to residential and commercial uses.

Entrances should be visible from the street and well lit.

Pick up or set downs are not permitted within front setbacks.

Ensure entrances can accommodate movement of furniture.

Ground floor units should have direct separate entrances from the street.

Avoid blank or solid walls and the use of dark or obscured glass on street frontages.
Entrances should be easily recognisable through design features and directional sighage.
Minimise the number of entry points — no more than 6 to 8 dwellings should share a
common building entry.

Each individual dwelling should be clearly numbered.

Unit numbers should be clearly provided on each level.



Each building entry should clearly state the unit numbers accessed from that entry

B6.6 ROOF FORMS

The relative consistency in roof height and form assists in defining the street wall and the
cohesiveness of the retail frontage.

The range in forms and parapets contribute to the skyline or silhouette of the Town Centre
rooftops.

Objectives

To ensure roof forms contribute to the proposed character of the centre;

To ensure the prominence of the roof forms and parapets, and;

To ensure new development incorporates well-designed rooftops that add visual interest to
the skyline when viewed from street level or surrounding key vantage points.

Controls

All roof forms and roof top elements are not to exceed the maximum allowable height limit
for the site.

Minimise the bulk and mass of roofs and the potential for overshadowing from roofs.

Use parapets in the core retail area.

When pitched roofs are proposed, slopes or pitches should match the existing pitched roofs
of the area.

Where flat roofs are proposed, lift overruns and rooftop plant and machinery are obscured
from view by parapets or designed to be incorporated within rooftop activities/features.
Incorporate lift overruns and service plant etc in to the design of the roof.

Provide landscape and shaded areas on roofs, for the benefit of the building occupants,
wherever possible.

Avoid attic windows and dormers in the roof.

B6.7 MATERIALS AND FINISHES

Bonnyrigg Town Centre comprises a broad palette of materials, finishes, and colours. The
palette contributes to the perceived image and assists in creating a unified streetscape.

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

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

Materials:

Avoid expanses of any single material.
Utilise high quality and durable materials and finishes.



The following materials are preferred:

o] Face brick with coloured render

0 Plain glass windows.

The following materials are incompatible with the desired character:
0 Large wall tiles;

0 Rough textured render;

0 Polished metal and curtain walls; and

0 Reflective glass.

Colours:

Generally, paint all rendered and stucco buildings with flat acrylic paint.

Paint exterior joinery with gloss finish and monochrome schemes.

Avoid corporate colours schemes.

Use colour schemes compatible with the surroundings

Paint the ceilings and walls of car parks in light colours to enhance brightness

B6.8 RESIDENTIAL UNIT MIX, AREA AND ROOM SIZE

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

Objectives

To ensure development provides a mix of apartment type and size to accommodate a
range of household types, and;

To ensure apartment sizes and room proportions are adequate to meet the needs of the
occupants and to afford a range of changing activities over time.

Controls

Design commercial uses to permit adaptation to and flexibility for future residential uses.
Provide a variety of residential unit mix, sizes, and layouts within each residential
development, particularly in larger buildings. Dwelling mix may not be possible in smaller
developments of less than six dwellings.

Comply with the following mix and size.

Provide a mix of studio, 1 bedroom, 2 bedroom and 3 bedroom units.

Studios and | bedroom units are not to be greater than 25% of the total mix within each
development.

Refer to the Residential Flat Design Code for some examples of appropriate unit sizes.
Provide apartments that are flexible enough to support a change in their use. The applicant
will be required to demonstrate that a studio unit can be combined with other units to
enable this to occur.

Provide dwellings that are able to be adapted for disabled or elderly users at the following
rates:

0-10 dwellings — 0 adaptable dwellings

11 + dwellings — 5% of total number of dwellings (to the nearest whole number)

Locate dwellings that are adaptable, wherever possible, on the ground floor for ease of
access.

Adaptable housing should be designed in compliance with AS 1428 Parts 1,2 and 4, and
AS 4299 Adaptable Housing.



B6.9 STORAGE

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

Objectives

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

Controls

Ensure storage areas located away from dwellings are secured.
The following storage space should be provided

0 Studios - 6 cubic metres

0 One bed apartments - 8 cubic metres

o} Two bedrooms apartments - 10 cubic metres
0 3+ bed apartments - 12 cubic metres

Provide at least 50% of this storage within the dwelling.



