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REPORT BY CHAIRMAN OF THE OUTCOMES COMMITTEE - 8 MARCH 2016 
23.Bonnyr

 
igg Town Centre - Strategic Review and Planning Proposal 

23: Subject: Bonnyrigg Town Centre - Strategic Review and Planning Proposal 
Premises: Bonnyrigg Deferred Matter under Fairfield LEP 2013 
Applicant: Details of land owners circulated separately 
Zoning: Various Zones under Fairfield LEP 1994 
File Number: 15/12226 
 
Councillor Type of Interest Nature of Interest Action Taken/ 

Explanation 
Given 

Molluso Less than 
Significant Non-
Pecuniary 

I have a client who owns a 
property in the precinct of 
Bonnyrigg Town Centre. 

This will not 
influence my 
decision. 

 

  
MOTION:  (White/Karajcic) 
 
That Council: 
 
1. Endorse the Planning Proposal (Attachment A of the report) and associated 

Local Environmental Plan (LEP) Maps (Attachment B of the report) and inform 
the Department of Planning and Environment that it wishes to commence the 
Gateway process to amend the Fairfield LEP 2013 to rezone various parcels 
of land in the Bonnyrigg Town Centre Deferred Matter, through the application 
of the following zones of the NSW Standard LEP: 

 
1.1 Zone R4 – High Density Residential  
1.2 Zone B1 – Neighbourhood Business Centre 
1.3 Zone B4 – Mixed Use Development 
1.4 Zone B6 – Enterprise Corridor 
1.5 Zone RE1 – Public Recreation 
1.6 Zone RE2 – Private Recreation 
1.7 Additional permitted uses of Residential Flat Buildings and Food & 

Drink Premises on certain sites proposed to be rezoned B6 – 
Enterprise Corridor. 

 
2. Endorse the draft built form, urban design and building envelope proposals 

detailed in this report and draft Bonnyrigg Town Centre - Strategic Review 
(Attachment C of the report) for inclusion with public exhibition of the Planning 
Proposal. 

 
3. Receive a further report on the proposed new Development Control Plan to be 

prepared for the Bonnyrigg Town Centre and to accompany public exhibition 
of the Planning Proposal. 
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4. Receive a further report on the Planning Proposal and draft Development 

Control Plan following public exhibition to be carried out in accordance with the 
public consultation strategy outlined in this report. 

 
A division was taken with the following results:  
 
Aye Nay 
Mayor Carbone  
Councillor Barcha  
Councillor Bennett  
Councillor Karajcic  
Councillor Khoshaba  
Councillor Le  
Councillor Ly  
Councillor Molluso  
Councillor Saliba  
Councillor Tran  
Councillor White  
Councillor Yeung  
  
Total=(12) Total=(0) 

 
CARRIED UNANIMOUSLY 

24.Revise

 
d 2013-2017 Delivery Program 6 Monthly Report - July to December 2015 

24: Revised 2013-2017 Delivery Program 6 Monthly Report - July to December 2015 
File Number: 14/05715 
 

 MOTION:  (White/Tran) 
 
That Council receive and note the Revised 2013-2017 Delivery Program 6 Monthly 
Report for July to December 2015. 
 
CARRIED UNANIMOUSLY  

25.GST R

 
efunds on Property Sales Project 

25: GST Refunds on Property Sales Project 
File Number: 12/06056 
 

 MOTION:  (White/Karajcic) 
 
That: 
 
1. Fairfield City Council participates with other Councils in a High Court class 

action (or similar) to test the application of the law in relation to GST and 
Council property, as detailed in the report. 
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Report 23. Bonnyrigg Town Centre - Strategic Reivew and Planning Proposal 

SUBJECT: Bonnyrigg Town Centre - Strategic Review and Planning Proposal 
Premises: Bonnyrigg Deferred Matter under Fairfield LEP 2013 
Applicant/Owner: Details of land owners circulated seperately 
Zoning: Various zones under Fairfield LEP 1994 
  

 
FILE NUMBER: 15/12226 
 

PREVIOUS ITEMS: 126 - Bonnyrigg Town Centre - Strategic Review - Outcomes Committee - 9 
September 2014  

 
 
REPORT BY: Harumi Arrascue-Watanabe, Strategic Planner; Andrew Mooney, 

Coordinator Strategic Planning 
 

 
That Council: 
 
1. Endorse the Planning Proposal (Attachment A of the report) and associated Local 

Environmental Plan (LEP) Maps (Attachment B of the report) and inform the 
Department of Planning and Environment that it wishes to commence the Gateway 
process to amend the Fairfield LEP 2013 to rezone various parcels of land in the 
Bonnyrigg Town Centre Deferred Matter, through the application of the following 
zones of the NSW Standard LEP: 

 
1.1 Zone R4 – High Density Residential  
1.2 Zone B1 – Neighbourhood Business Centre 
1.3 Zone B4 – Mixed Use Development 
1.4 Zone B6 – Enterprise Corridor 
1.5 Zone RE1 – Public Recreation 
1.6 Zone RE2 – Private Recreation 
1.7 Additional permitted uses of Residential Flat Buildings and Food & Drink 

Premises on certain sites proposed to be rezoned B6 – Enterprise 
Corridor. 

 
2. Endorse the draft built form, urban design and building envelope proposals detailed in 

this report and draft Bonnyrigg Town Centre - Strategic Review (Attachment C of the 
report) for inclusion with public exhibition of the Planning Proposal. 

 
3. Receive a further report on the proposed new Development Control Plan to be 

prepared for the Bonnyrigg Town Centre and to accompany public exhibition of the 
Planning Proposal. 
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4. Receive a further report on the Planning Proposal and draft Development Control 
Plan following public exhibition to be carried out in accordance with the public 
consultation strategy outlined in this report. 

 
Note: This report deals with a planning decision made in the exercise of a function 

of Council under the Environmental Planning & Assessment Act and a 
Division needs to be called. 

 
 
SUPPORTING DOCUMENTS: 
 
AT-A  Planning Proposal 36 Pages 
AT-B  Proposed Zoning Maps 7 Pages 
A T-C  Bonnyrigg Strategic Review 74 Pages 

 

 

 
CITY PLAN 
 
This report is linked to Theme 2 Places and Infrastructure in the Fairfield City Plan. 
 

 
SUMMARY 
 
The Outcomes Committee Meeting of 9 September 2014 resolved to endorse the review of 
the Bonnyrigg Town Centre planning framework with the aim of developing new land use 
planning directions for the Bonnryigg Town Centre comprising a “Deferred Matter” under 
Fairfield Local Environmental Plan (LEP) 2013 as shown in this report. 
 
In light of the strategic review a Planning Proposal (Attachment A) has been prepared to 
apply various NSW Standard LEP zones to the Bonnyrigg Town Centre “Deferred Matter”.  
It is noted that in October 2015 a strategic briefing was provided to Councillors regarding 
the draft planning controls for the Town Centre. 
 
The proposed zonings reflect the findings and recommendations contained in Attachment 
C - Bonnyrigg Town Centre - Strategic Review.  As well as addressing rezoning issues the 
strategic review also provides the foundation for Council to consider development controls 
for the Town Centre in relation to determining:   
 

 LEP height controls applying to the deferred area under Fairfield LEP 2013.  
 New DCP provisions to replace the current Bonnyrigg Town Centre Development 

Control Plan (DCP) and supplement the new LEP provisions.  
 
A critical aim of the proposed zoning and planning controls for the area (particularly land 
currently zoned for special industrial and bulky goods uses – such as the Bunning’s 
Warehouse site) is to allow for a transition from existing and proposed uses on various 
sites to eventually becoming more oriented toward residential flat development in the 
future. 
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It should be noted that formal implementation detailed development controls for the Town 
Centre will be subject to a future separate report to Council. 
 
It is recommended that Council endorse the Planning Proposal, associated zoning maps 
and draft Bonnyrigg Town Centre - Strategic Review as the basis for requesting a 
Gateway Determination from the NSW DP&E and consultation with land owners, residents 
and businesses in Bonnyrigg Town Centre regarding the proposed new zones and 
planning controls for the area.  
 
BACKGROUND 
 
In the current Fairfield LEP 2013 (which came into force in May 2013) the Bonnyrigg Town 
Centre was designated as a “Deferred Matter”. Council resolved to defer the Bonnyrigg 
Town Centre in 2011 when the current LEP 2013 was being drafted due to the uncertainty 
in relation to a major retail development proposed at 685-707 Smithfield Road which had 
yet to be determined. 
 
At the time this report was prepared, amended plans recently submitted for the above 
Development Application (DA) were being assessed by an independent planning 
consultant engaged by Council to undertake this task.  It is noted that the scope of the 
proposal at 685 Smithfield Road generates significant implications for the overall quantum 
of retail floor space in Bonnyrigg Town Centre.  
 
The DA will continue to be assessed against the provisions of LEP 1994. Should the draft 
LEP be on public exhibition at the time of the assessment of the DA, then the provisions of 
the draft LEP will need to be considered and appropriate weight given.  
 
As referred to further in this report, the DA for 685 Smithfield Road has been taken into 
account into the strategic review of the planning framework and proposed zonings for the 
deferred area.  This process has also incorporated the findings of the Fairfield City Centres 
Study (endorsed by Council in February 2016) that included a review of retail floor space 
issues for both Bonnyrigg Town Centre and rest of the City. 
 
Under the current strategic review, Council also appointed an Urban Design Consultant - 
Tim Williams Architect (specialists in urban design) to undertake an urban design review of 
the deferred area.  This had regard to relevant State Legislation (i.e. SEPP 65 - Design 
Quality of Residential Apartment Development).   
 
It included a detailed analysis built form issues, building separation, setback issues and 
overshadowing as well as pedestrian and traffic movements in the Town Centre.  This 
process also involved preliminary consultation and meetings with landowners in the Town 
Centre. 
 
The following report provides further information about the rezoning proposals associated 
with the planning proposal as well as the detailed findings and recommendations of the 
review of the planning framework and urban design analysis for the Bonnyrigg Town 
Centre. 



 
OUTCOMES COMMITTEE 

  
Meeting Date 8 March 2016  Item Number. 23 
 
 

OUT080316_5 
Outcomes Committee 
Section A - Planning 

Page 7 
 

STRATEGIC REVIEW – KEY FINDINGS AND RECOMMENDATIONS 
 
Objectives  
 
The strategic review of the Bonnyrigg Town Centre “Deferred Matter” is required to identify 
existing land use constraints and opportunities in the area and develop new planning 
directions in light of these investigations. 
 
Key objectives of the review were to: 
 

• Identify zoning options for the Deferred Matter in light of recommendations of the 
Retail Centres Study 

• Finalise the review of the Bonnyrigg DCP controls and prepare concept plans 
showing desired urban design and built form. 

• Prepare built form controls (covering bulk, scale, height, setback and building 
envelopes) to be included in the revised Bonnyrigg Development Control Plan.   

• Develop urban design recommendations to guide future redevelopment of Town 
Centre.  

 
Retail and Commercial Floor Space Issues 
 
The Fairfield Centres Study 2015 (endorsed by Council in February 2016) has played a 
critical role in clarifying directions and rezoning of land for retail and commercial 
development in the Town Centre.   
 
In brief the key findings and recommendations of the strategy in relation to Bonnyrigg TC 
were; 
 

 Establishing a retail floor space cap of 50,000m2 (excluding showrooms, bulky 
goods development) for the Town Centre 

 Allow for the development of two full-line supermarkets (including the current 
Woolworths at Bonnyrigg Plaza and proposed second supermarket at 685 
Smithfield Avenue) 

 Allow for a second discount department store 
 Promote the degree of connectivity (which can be in the form of pedestrian 

connections) between Bonnyrigg Plaza and 685 Smithfield Road.  
 
It is noted that public exhibition of the draft Retail Centres Study did not attract any 
submissions from landowners or businesses in the Bonnyrigg TC who were notified of the 
Study. 
 
As part of the analysis of retail issues Council Officers also undertook detailed 
investigations into population projections for the area based on data available from the 
Australian Bureau of Statistics and potential dwelling yields from the building envelopes 
developed by Council’s urban design consultant.   
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The above recommendations of the Retail Strategy and population projections for the 
Town Centre provided the basis for identifying retail and commercial zonings discussed 
further in this report. 
 
Fairfield Employment Lands Study 2008 
 
The Fairfield Employment lands study previously included an analysis of land zoned for 
employment uses i.e. 4(c) Special Industrial Uses (located along Bonnyrigg Avenue) in the 
Town Centre including the subject sites.  In summary the Study reached the following 
recommendations in relation to strategic directions for employment lands in the Town 
Centre; 
 

 The viability of the area as purely an industrial precinct is questionable. The 4(c) 
Special Industrial lands in Bonnyrigg are likely to undergo transition in future years 
toward residential and mixed use developments, as a result of current and future 
LEP/DCP provisions. 

 One option may be to establish a B6 - Enterprise Corridor on the industrial lands. 
However, this needs to be assessed in light of the demand for additional 
retail/commercial development in the Town Centre as a result of urban renewal in 
the surrounding area, including the Department of Housing Estate 

 Under this enterprise zone Council allows residential uses and restricts both 
commercial and retail development by: allowing only non-food and non-clothing 
retail (i.e.: permit bulky goods retailing); and permitting a restricted degree of 
commercial development/businesses. These controls will ensure that the viability of 
the existing commercial centres in the LGA is protected.  

 
The recommendations of the Employment Lands Study were previously endorsed by 
Council and as such will provide a key consideration in determining the Standard LEP 
zonings for the employment lands contained within the Deferred Matter.   
 
Land Use Characteristics 
 
The Bonnyrigg Town Centre has a range of services, facilities and attributes that underpin 
its role as an important service Town Centre in the western part of the City and also gives 
rise to opportunities for increased residential densities and activity in the Town Centre. 
 
These characteristics include; 
 

 The Centre is the focus for commercial, cultural and community activities with, 
retail, recreation, community and educational facilities clustered in or near the Town 
Centre.  
 

 The Parramatta to Liverpool Bus Transitway cuts through the Centre and the 
Bonnyrigg transitway bus station is located at the heart of the Bonnyrigg Town 
Centre.  
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 The Centre is located close to Elizabeth Rd, which is a major State Arterial Road 

and will provide an important link to the proposed Western Sydney Airport. 
 

 Bonnyrigg plaza has over 59 tenancies including a discount department store and 
supermarket.   
 

 The plaza also contains community facilities including a branch library, community 
centre and at its periphery a youth centre.  
 

 There are numerous places of worship in the and around the Town Centre.  
 

 The Town Centre at its western core contains the Bonnyrigg District Park with Clear 
Paddock Creek and associated water detention basins.  
 

 There are a number of community clubs in and around the Centre.  
 

 The Centre directly adjoins the Newleaf (Land and Housing Corporation Estate) 
which is undergoing major urban renewal and will lead to increased population 
densities in the area. 
 

 The Centre already attracts significant pedestrian movements between various 
facilities/attractions to the surrounding residential areas and public transport 
system.  There is evidence of a number of informal pedestrian desire lines 
throughout the Centre (some highlighted in the figure below) which also shows 
Bonnyrigg Town Centre’s landmark buildings and places. 
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ENVIRONMENTAL CONSTRAINTS 
 
Flood Liable Land 
 
The Bonnyrigg Deferred Matter lies over Upper Clear Paddock Creek. The section bound 
by Edensor Road, Smithfield Road, Elizabeth Drive and the TWAY is affected by 1 in 100 
year flood (as represented in the purple in the flood risk map below). The degree of 
flooding is a combination of flooding from the creek line running parallel to the Bus T-Way 
as well as overland flooding passing from Smithfield Road to the creek. The intersection at 
Edensor Road and Smithfield Road is also flood affected. 
  

          
 
Information in relation to flooding issues was incorporated into the building footprints and 
envelopes for the Town Centre dealt with further in this report. 
 
EXISING AND PROPOSED LAND USE ZONES  
 
Fairfield Local Environmental Plan 1994 (Current) 
 
Bonnyrigg Town Centre ‘Deferred Matter’ falls under the Fairfield LEP 1994. The map and 
table below shows the zones and clauses applicable to this area under Fairfield LEP 1994.  
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It is noted that the deferred area surrounds part of the Liverpool to Parramatta Bus T-Way.  
This section of the Town Centre was zoned SP2 – Infrastructure (Strategic Bus Corridor) 
under Fairfield LEP 2013 to address requirements of State Government Agencies in 
achieving consistency with the zoning of the remainder of the T-Way network through 
Fairfield City. 
 
In addition to the zoning provisions, clause 25(H) of Fairfield LEP 1994 allows the 
additional permitted use of ‘mixed use development’ (comprising commercial uses on 
ground floor and residential above) on a number of sites in the deferred area as shown in 
the following table.  
 

Property Address Currently on site Zone under FLEP1994 
749 Smithfield Road McDonalds, Subway, Crust Pizza 2(a) Residential A 

Bonnyrigg Town Centre clause 
25(H) 

549 Elizabeth Drive Caltex 2(a) Residential A Bonnyrigg TC 
Clause 25 (H) 

685-707 Smithfield Road Vacant Parcel of land and former 
hardware store shop subject to 
DA for Supermarket, shops 

Part 2(a) Residential A, 6(a) Public 
Open Space, SP2_  
Bonnyrigg TC Clause 25(H) 

661-671 Smithfield Road Fred’s fruit Market, other smaller 
retail stores, business premises 

2(a) Residential A 
Bonnyrigg TC Clause 25H 

100 Bonnyrigg Avenue Bonnyrigg Plaza 3(b) Business District Centre 
21 & 37 Bonnyrigg Ave Approved RFBs – 6 storeys 4(c) Special Industrial 

Bonnyrigg TC Clause 25H 
1-21 Bonnyrigg Ave Bunnings and former Westbus 

Site 
4(c) Special Industrial 
Bonnyrigg TC Clause 25H 
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Property Address Currently on site Zone under FLEP1994 
132-138 Edensor Road  Thai Restaurant, Pizza 

Restaurant, Supplement store, 
Celebrations, Vietnamese 
Restaurant 

132 Edensor Road –  
4(c) Special Industrial &  
5(b) Arterial Road and Arterial 
Bonnyrigg TC Clause 25H 
 
134-138 Edensor Road –  
3(c) Business – Local Centre 
Bonnyrigg TC  Clause 25H 

 
PLANNING PROPOSAL – AMENDMENT TO FAIRFIELD LOCAL ENVIRONMENTAL 
PLAN 2013 – PROPOSED ZONES  
 
Based on the investigations carried out by Council Officers, desired built form, land use 
constraints, current and potential uses for Bonnyrigg Town Centre to function as a more 
transit-orientated centre, the following zones under the Fairfield LEP 2013 are proposed to 
be applied to the area. 
 
As referred to further in this report an important consideration of the rezoning proposals for 
the area is to ensure development certainty for the existing range established land uses in 
the Town Centre, as well as creating scope for a transition to higher density residential flat 
development on various sites in the long term. 
 

 
 
The following sections of this report provide detailed information and justification for 
rezoning of land in the Bonnyrigg Town Centre.  
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PROPOSED RESIDENTIAL ZONES  
 
R4 High Density Residential Zone 

Objectives of Zone 

 To provide for the housing needs of the community within a high density residential 
environment. 

 To provide a variety of housing types within a high density residential environment. 
 To enable other land uses that provide facilities or services to meet the day to day 

needs of residents. 
 To maximise opportunities for increased development on all land by encouraging 

site amalgamations. 
 
The R4 High Density Residential zone allows for a number of residential uses including 
residential flat buildings. Additionally the zone allows for ‘shops’. Under the FLEP 2013, 
“shops” does not include ‘food and drink premises’ or ‘restricted premises.’  

 
Extent of R4 Zone and Planning Justification 
 
The proposed extent of the R4 zone in the Town Centre is shown in the following figure; 
 

 
    
Sites Included in the above area comprise; 

 Department of Housing Land located on Bibby’s Place,  
 Bonnyrigg Primary School 
 Temple and Church sites along Smithfield road (including 2 heritage sites) 
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 Bonnyrigg Ave –Tile shop, Auto electrical shop, Auto repair shop, approved 
Residential Flat Buildings (RFB) sites at 37 and 51 Bonnyrigg Ave – all currently 
zoned 4(c) Special Industrial under Fairfield LEP 1994  
 

The R4 High Density Residential Zone is considered appropriate for the above sites as: 
 The proposed R4 High Density Residential areas are ideal parcels for increasing 

densities as they are within walking distance to a centre (Bonnyrigg Plaza), open 
space (Bonnyrigg Town Centre Park) and to public transportation (Parramatta to 
Liverpool TWAY).  

 The R4 zones provides a transition for the subject sites from existing uses to 
becoming utilised more for residential flat uses. 

 Limits ‘retail’ space to other areas consistent with this recommendation in the Draft 
Fairfield Retail and Commercial Strategy.  

 Built form of approved and future RFB’s (up to 8 storeys) will help provide a new 
‘street edge’ along Bonnyrigg Avenue 

 Generates potential for future housing renewal on existing Land and Housing 
corporation sites in the Town Centre. 

 As detailed previously in this report, the proposed rezoning of current 4(c) Special 
Industrial Land for residential purposes is consistent with the recommendations of 
the Fairfield Employment Lands Strategy 2008. 

 

PROPOSED BUSINESS ZONES 
 

B1 Local Neighbourhood Zone 

Objectives of Zone 

 To provide a range of small-scale retail, business and community uses that serve 
the needs of people who live or work in the surrounding neighbourhood. 

 To provide for shop top housing that supports the business activity in the Centre 
 

Extent of B1 Zone and Planning Justification 
 

It is proposed to apply the B1 zone to the existing neighbourhood shops located near the 
corner of Bonnyrigg Av and Edensor Rd as shown in the following figure; 
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The B1 Neighbourhood Centre zone is considered appropriate for the corner properties as: 

 It formalises the current function and range of uses established in the precinct. 
 Provides for the most efficient use of the land having regard to the proximity to 

Bonnyrigg Town Centre, the district park and the TWAY.  
 
B4 Mixed Use Zone 

Objectives of zone 

 To provide a mixture of compatible land uses 
 To integrate suitable business, office, residential, retail and other development in 

accessible locations so as to maximise public transport patronage and encourage 
walking and cycling. 

 To support the development of Prairiewood, Fairfield, Bonnyrigg and Cabramatta as 
the principal locations for specialist cultural, retail, business, tourist and 
entertainment facilities and services. 

 
Extent of B4 Zone and Planning Justification 
 
The proposed extent of the B4 zone in the Town Centre is shown in the following figure; 
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The B4 zone is considered appropriate for the above sites as: 
 It is consistent with the recommendations of the Fairfield Retail and Commercial 

Centres Study regarding the provision of current and future retail floor space in the 
Town Centre at 685-707 Smithfield Rd and Bonnyrigg Plaza. 

 Provides scope for future urban renewal by making provision for stand-alone 
residential flat development (up to 8 storeys) on the above sites. 

 Factors in the proposed scale of development associated with the DA for a 
supermarket at 685-707 Smithfield Rd. 

 Creates scope for activation of the street edge along Bonnyrigg Avenue and public 
open space adjoining 685-707 Smithfield Rd. 

 
B6 Enterprise Corridor Zone 
 
Objectives of zone 

 To promote businesses along main roads and to encourage a mix of compatible 
uses. 

 To provide a range of employment uses (including business, office, retail and light 
industrial uses). 

 To maintain the economic strength of centres by limiting retailing activity. 
 To provide for residential uses, but only as part of a mixed use development. 

 
Extent of B6 Zone and Planning Justification 
 
The proposed extent of the B6 zone in the Town Centre is shown in the following figure.  It 
includes the Bunnings site, Westbus site, McDonalds/Caltex Service station, Fred’s fruit 
world, Part of the Bonnyrigg T-Way Station and adjoining tyre shop on Bonnyrigg Avenue. 
 

 
The B6 Enterprise Corridor Zone is considered appropriate for these sites as; 
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 It provides a support role to the B4 Mixed Use zone, and allows for buildings with 
larger footprints.  

 Permits a range of uses that would support economic activity and other uses in the 
Town Centre including Bulky Goods, business premises, hotel and motel 
accommodation, light industry, hotel/motel, shop top housing, takeaway food and 
drink premises, registered clubs and neighbourhood shops (restricted to 80m2 per 
site).  

 Creates certainty for development by permitting transition from existing (e.g. Bulky 
Goods) to alternative uses permitted in the zone.  As discussed under the next 
heading this will include residential flat development. 

 Achieves consistency with the recommendations of the Fairfield Retail and Centres 
Strategy in terms of creating scope for certain forms of commercial development 
outside the B4 zone 
 

B6 Zone – Proposed additional permitted uses – Residential Flat Buildings & Food 
and Drink Premises 

 
In addition to the above it is recommended that the additional permitted uses of RFBs up 
to 8 storeys and Food and Drink Premises be applied to the B6 Zone as follows; 
 

 Permit RFB’s on all B6 land excluding the McDonalds/Caltex service station site 
near the corner of Elizabeth Drive and Smithfield Ave 

 Permit Food & Drink Premises (includes a restaurant or cafe, take away food and 
drink premises, a pub and a small bar) on the current Bunnings site adjacent to 
Bonnyrigg Plaza, land adjoining the Bus T-Way station (in State Government 
ownership) and tyre shop on Bonnyrigg Avenue. 

 
The rationale for the above measures are as follows; 
 
Residential Flat Buildings 

 Standalone RFBs are generally a compatible use for the B6 zone which under 
Fairfield LEP 2013 already permits shop top housing. 

 RFBs (up to 8 storeys) will enhance the scope for urban renewal in the Town 
Centre 

 The large size and scale of sites proposed to be zoned B6 in the Town Centre suits 
larger scale residential development and to achieve consistency with the separation 
and setback requirements of SEPP 65 - Design For Residential Flat Buildings 
 

Notwithstanding the above, RFB’s are not considered appropriate for the McDonalds and 
Caltex service station sites at the corner of Elizabeth Drive and Smithfield Rd due to the 
current nature of uses established on these sites, the degree of separation from the 
remainder of the Town Centre and degree of exposure these sites have to traffic and noise 
associated with the adjoining arterial roads.  
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Food & Drink Premises  
 
(Restricted to existing Bunnings Site at 21 Bonnyrigg Avenue, Bus T-Way Station and 
adjoining tyre shop at 27-35 Bonnyrigg Avenue) 
 

 Sites directly adjoins Bonnyrigg Plaza and is close proximity to the Bus T-Way 
station  

 Will help promote a more active street frontage along this section of Bonnyrigg 
Avenue 

 Bunnings have submitted a DA to relocate to the adjoining former WestBus site 
 Sites a 27-35 Bonnyrigg Avenue do not have appropriate access and size to 

support RFB development but could accommodate smaller scale development 
associated with a restaurant, café, small bar or kiosk. 

 

RE1 Public Recreation 

Objectives of Zone 
 To enable land to be used for public open space or recreational purposes. 
 To provide a range of recreational settings and activities and compatible land uses. 
 To protect and enhance the natural environment for recreational purposes. 

 

Extent of RE1 Zone and Planning Justification 
 

As shown in the following figure, it is proposed to apply the RE1 – Public Recreation 
zoning to the remainder of land in the Town Centre currently zoned 6(a) – Existing and 
Proposed Recreation under Fairfield LEP 1994.   
 

This includes land associated with the Bonnyrigg Town Centre District Park in Council’s 
ownership. 
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RE2 Private Recreation 

Objectives of Zone 

 To enable land to be used for private open space or recreational purposes. 
 To provide a range of recreational settings and activities and compatible land uses. 
 To protect and enhance the natural environment for recreational purposes. 

 
Extent of RE2 Zone and Planning Justification 

 
As shown in the following figure, it is proposed to apply the RE2 – Public Recreation to a 
single lot (area approximately 907m2) associated with the existing club located at the south 
eastern corner of the intersection between Bonnyrigg Avenue and Edensor Rd. 
 
     

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Under the Fairfield LEP 2013 this parcel was included in the Deferred Matter.  However it 
is in the ownership and has been developed in conjunction with the adjoining club facilities 
currently zoned RE2 – Private Recreation under Fairfield LEP 2013. 
 
In this regard, the proposed zoning of this parcel RE2 represents a ‘housekeeping’ 
exercise under the current planning proposal.  
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Proposed LEP Height Controls 
 
The current planning framework established in the provisions of Fairfield LEP 1994 and 
Bonnyrigg Town Centre DCP allow a maximum height of 6 storeys for RFBs in the Town 
Centre. 
 
Under the current strategic review it is recommended that the maximum height of RFB’s 
be increased to 8 storeys (26metres).  The basis for this recommendation is as follows; 
 

 Bonnyrigg Town Centre is one of the main town centres of the City and comparable 
centres (such as Villawood and Prairiewood Town Centre) already permit a 
maximum height of 8 storeys for RFBs. 

 The Centre has ideal access to a range of services and facilities (including open 
space areas, cultural buildings, Bonnyrigg Library, Youth and Community facilities), 
regular public transport (Bus T-Way) 

 As one of Council’s main town centres and from an urban consolidation perspective 
it is desirable to take advantage of the utility offered by the above services and 
facilities in promoting increased residential densities in the Town Centre 

 The Centre contains a number of large parcels of land which are ideal for 
supporting larger scale residential flat buildings whilst achieving consistency with 
the built form and amenity requirements of SEPP 65. 
 

Attachment B of the Planning Proposal includes a copy of the proposed height control map 
for Bonnyrigg which is also reproduced in the following figure. 
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In addition to the above, as part of the strategic review Council’s urban design consultant 
undertook detailed investigations and has identified proposed building envelopes aimed at 
achieving a coherent built form for the Town Centre which maximises amenity for residents 
of future RFBs whilst promoting a range of desirable urban design outcomes.   
 
This includes such features as activating the public domain (including open space areas), 
protecting the curtilage of heritage listed and cultural (i.e. temples) buildings in the Town 
Centre, achieving a more walkable urban environment and promoting connectivity 
between different parts of the Town Centre.  
 
The next section of this report provides more detailed information regarding the above 
including proposed building envelopes relating to this matter. 
 
Floor Space Ratio (FSR), Site Coverage and Open Space Issues 
 
Under the Standard LEP Practice Note PN 08-001 there is no imperative for floor space 
ratio controls to be applied in the new LEP controls being considered for the deferred area.  
This is based on the fact that Bonnyrigg Town Centre was not identified as a potential 
major centre in both earlier and current versions of the Sydney Metropolitan Strategy. 
 
Currently there are no FSR requirements applying in the LEP/DCP controls applying to 
Bonnyrigg TC.  Rather building parameters are set by maximum height allowance, 
communal open space, site cover and other planning controls (e.g. car parking). 
 
Council Officers have undertaken preliminary investigations that indicate a floor space 
range of 1.2:1 to 2.1:1 would apply to the larger precincts in the Town Centre where RFBs 
could be constructed. 
 
However, it is not recommended that FSR controls apply to the deferred area as at this 
stage this would be based purely on estimates and likely to vary from architectural plans 
submitted with DAs in future. 
 
In light of the conceptual nature of the building envelopes the process of trying to 
determine relevant FSR controls for future development would become arbitrary in nature 
and likely to result in inconsistencies with the actual FSRs derived from architectural plans 
prepared for future development. These inconsistencies are likely to generate the need for 
numerous requests for variations to FSR development standards and potentially LEP 
amendments. 
 
Rather as part of the new DCP controls to be reported to Council at a later date, revised 
open space and site coverage controls will be prepared for each of the individual precincts 
in the Town Centre with the associated building envelope controls detailed in the next 
section of this report. 
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Proposed LEP Local Clause - Building Height Incentive Clause (Bonnyrigg Plaza): 
 
Under the Planning Proposal it is proposed to apply a specific local clause that applies to 
the Bonnyrigg Plaza site that allows an increase in height for residential flat development 
or shop top housing on the site from 10m to 27m but only if the development; 
 

 helps promote an active street frontage along Bonnyrigg Avenue, 
 is designed to be compatible with the desired future character of the area,  
 has a form and external appearance that will improve the quality and amenity of the 

public domain, such as new pedestrian connection and open space, 
 allows for the sharing of view corridors,  
 relates to surrounding heritage items; 
 has acceptable environmental impacts such as overshadowing, wind and 

reflectivity,  
 will encourage reduced car ownership, public transport patronage, walking and 

cycling, 
 aims to achieve excellence in urban design whilst relating to the local context 

 
The above proposed LEP controls will also be supported by urban design and built form 
controls to be contained in the new DCP for the Town Centre.  These issues are dealt with 
under the following sections of this report. 
 
URBAN DESIGN PRECINCTS   
 
The urban design review for the deferred area focused on achieving the following key 
outcomes; 
 

1. To be a people focused Town Centre by: 
a. creating a walkable town centre 
b. improving access to public transport 
c. providing a civic focus for the culturally diverse communities 
d. making the town centre accessible and safe 

 
2. To realise the potential of its many assets such as:. 

a. good public transport connections 
b. an attractive district park at its centre 
c. a rich cultural mix  and vibrant community 
d. community, retail, educational and recreational facilities 

 
3. To provide a variety of housing choices: 

a. for all family types. 
b. for a range of budgets. 
c. with typologies from single dwellings, units and apartments as well as  

housing for the aged etc. 
 
 
 



 
OUTCOMES COMMITTEE 

  
Meeting Date 8 March 2016  Item Number. 23 
 
 

OUT080316_5 
Outcomes Committee 
Section A - Planning 

Page 23 

4. To create sustainable opportunities for Jobs and commercial activity: 
a. with mixed use developments 
b. by clustering retail and commercial activities 
c. by providing a variety of commercial and retail options for a variety of 

businesses 
 

5. To enhance and protect the natural environment: 
a. by improving water quality and flood mitigation measures 
b. by encouraging greater bio-diversity through careful species selection and 

land management. 
c. by making the natural areas more accessible and useable and therefore 

raising consciousness 
 
Under the urban design review process a number of precincts were identified (below).  
Detailed building envelopes, urban design and planning requirements were also developed 
for each of the precincts as is detailed further in this report.  
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Precincts 1 & 2 – Smithfield Road 
 
Includes Caltex/McDonalds site at the corner of Smithfield Rd, places of worship and 
Elizabeth Drive, 685 Smithfield Rd, Assyrian Association Nineveh Lounge and Fred’s Fruit 
Market proposed to be zoned a combination of B6 – Enterprise Corridor, R4 High Density 
Residential and B4 Mixed Use development as detailed previously in this report. 
 

        
    
Rationale for Urban Design and Planning Proposals 
 
The large size of properties in this precinct and existing development create the potential 
for longer term urban renewal in the form of RFB development up to 4 storeys (along 
Smithfield Rd) and 8 storeys (adjoining the Bonnyrigg District Park). 
 
The above planning and height controls also aim to; 

 Provide an address the district park 
 Establish street edge development to the RFBs along Smithfield Road 
 Achieve openings and separation between the tower buildings directly adjoining the 

district park so as to maximise outlooks and ‘connectivity’ for the buildings along 
Smithfield Rd toward the district park 

 Enhance walkability and pedestrian movement in the precinct by consolidating 
existing pedestrian footpath areas and desire lines. 

 Create the opportunity for either a service lane or pedestrian path on private land at 
the rear of buildings adjoining the district park to be provided by the owner of land 
as part of future development proposals. 

 Identify an area for creation of civic space in the midpoint of district park that can be 
utilised for community/cultural activities and meeting place  
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It is noted that the current Town Centre DCP includes a proposed road link from Smithfield 
Road (within the site at 685-707 Smithfield Road) to Bonnyrigg Ave (directly to the north of 
the Bus T Way Station), traversing both Clear Paddock Creek  and Bus T Way.  Under the 
current strategic review it is not recommended that Council pursue the option of this road 
connection due to the difficulties with securing an appropriate corridor across the Bus T 
Way and privately owned properties.  As dealt with further in this report, although a road 
corridor is no longer viable, there is still scope to consolidate pedestrian linkages between 
Bonnyrigg Avenue and Smithfield Road to enhance connectivity in the Town Centre. 
 
Precinct 3 – Bonnyrigg Avenue South 
 
This precinct comprises the current Bunnings Site, former Westbus Depot proposed to be 
zoned B6 – Enterprise Corridor, with additional permitted uses of RFBs and Food and 
Drink Premises (existing Bunnings site only). 
 
 
          

 
Rationale for Urban Design and Planning Proposals 
 
The urban design review identified the opportunity for future RFB development within this 
precinct up to 8 storey street edge buildings (Bonnyrigg Avenue) and 6 storey towers 
(adjoining the Bus T-Way). 
 
The basis for these recommendations is as follows; 
 

 Create a definitive building edge along Bonnyrigg Ave 
 Achieve openings and separation between the tower buildings directly adjoining the 

T-Way and district park so as to maximise outlooks and ‘connectivity’ for the 
buildings along Bonnyrigg Ave toward the district park 
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In addition to the above, it is noted that a DA for relocation of the Bunnings Warehouse to 
the former Westbus Depot site was approved by the JRPP toward the end of 2015.  Under 
the draft Structure Plan for the deferred area it is proposed to incorporate the building 
footprint for this development as a potential development outcome for the site as shown in 
the following image.   
 
 

     

   Former Westbus Depot – proposed Bunnings 
    Warehouse building footprint 

 
As discussed previously in this report, it is proposed to rezone the above site B6 
Enterprise Corridor and to allow the additional permitted use of residential flat 
development, restaurants, cafes and small bars.  Together this zoning arrangement and 
interim built form controls allow for a transition from the current (bulky goods) use of the 
site to future residential flat development. 
 
Precinct 4 –  Bonnyrigg Plaza & Bonnyrigg Primary School  
 
Includes the Bonnyrigg shopping centre, Community and Youth Centres (zoned B4 Mixed 
Use) and Public School (zoned R4 Residential High Density) – see over page. 
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Rationale for Urban Design and Planning Proposals 
 
Given existing constraints (e.g. existing built structure of the Bonnyrigg Plaza and location 
of loading bays along Bonnyrigg Avenue), specialised nature and function of uses in this 
area no detailed building footprints have been prepared for this precinct.   
 
Rather it recommended that the precinct be dealt with as a site specific DCP/Masterplan 
area that in the event of a redevelopment proposal would require further detailed 
investigations and consultation with relevant stakeholders to determine desired urban 
design and built form outcomes. 
 
As part of this process, special emphasis will need to be given to achieving a more active 
street edge along Bonnyrigg Avenue and promoting the scope for pedestrian movement 
through the Plaza, particularly on the southern side of the existing Plaza building as shown 
in the above diagram. 
 
Although forming part of the precinct the strategic review of deferred area did indicate it 
would be desirable to alter or relocate the educational functions of the Bonnyrigg Primary 
school which will provide a vital function in supporting increased population densities in the 
Town Centre. 
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Precincts 5,6 and 7  
 
Includes a range of mixed uses and land use activities proposed to be zoned R4 
Residential – High Density. 
 
             

             
 

 
Rationale for Urban Design and Planning Proposals 
 
The basis of the planning and urban design controls aim to; 
 

 Consolidate future street edge RFB buildings (up to 6 storeys) along Bonnyrigg Ave 
up, acknowledging previous approvals for similar buildings at 37 and 51 Bonnyrigg 
Ave. 

 Provide scope for future redevelopment and urban renewal of existing Land and 
Housing Corporation housing in Bibbys Place 

 Minimise the impact of future RFBs and/or medium density housing on the two 
heritage listed temples in Bibbys Place. 

 Ensure that traffic generated by redevelopment in Bibbys Place does not impact on 
the capacity of the surrounding road network. 
 

Proposed Public Consultation 
 
In addition to addressing any requirements of the Gateway Determination, under public 
exhibition it is recommended that the following measures be employed to obtain 
community feedback on the new proposals for the Town Centre; 
 

 Letters to all landowners in the area affected by the strategic review 
 Information on Council’s website 
 Notice in the local newspaper 
 Drop in sessions at Bonnyrigg Library 
 If timing coincides for distribution – notice in CityLife 
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Developer Contributions 
 
Council Officers will review Council’s Development Contributions Plans (Section 94 and 
Section 94A) to include the Bonnyrigg Study Area. A further report regarding Developer 
Contributions will be provided at a later date. 
 
CONCLUSIONS & NEXT STEPS  
 
The strategic review of the Bonnyrigg Town Centre deferred area has involved detailed 
investigations in urban design, economic and town planning issues and preliminary 
consultation with a number of land owners in the Town Centre. 
 

The proposals identified in the review seeks to increase density within the proximity to an 
important transport node, promote urban design outcomes and take advantage of the 
range of established services and facilities located in the Town Centre.  
 
The planning proposal and associated LEP Maps attached to this report provide the basis 
for applying the Standard LEP zones to the Bonnyrigg Town Centre which is currently a 
Deferred Matter under Fairfield LEP 2013.  Critical aims of the LEP proposals is to provide 
ongoing certainty for existing commercial (i.e. bulky goods, special industrial activities) 
established on various sites in the Town Centre whilst also providing scope for transition 
toward additional residential flat development in the area in future. 
 

Prior to public exhibition of the planning proposal a further detailed report will be referred 
to Council regarding a new DCP for the Town Centre based on the urban design and 
building envelope proposals contained in this report.  
 
 

 
 
 

Harumi Arrascue-Watanabe 
Strategic Planner 
 
 
 
 

Andrew Mooney 
Coordinator Strategic Planning 
 
Authorisation: 
Manager Strategic Planning 
Group Manager City & Community Development  
 
Outcomes Committee - 8 March 2016 
 
File Name: OUT080316_5.DOC  
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