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SUBJECT:

Ecologically Sustainable Development Best Practice Project

AUTHOR:

Alex Williams, Senior Strategic Planner

EXECUTIVE SUMMARY:
During the preparation of the draft Local Environmental Plan 2012 (DLEP) and draft
Development Control Plan 2012 (DDCP) Councillors raised many issues regarding the
regulation of development in North Sydney from an Ecologically Sustainable Development,
or ESD, perspective. The ESD Best Practice Project groups these issues together and
addresses the sustainability of development in North Sydney in a comprehensive and strategic
manner. It locates North Sydney’s regulation of development relative to ESD best practice,
recommends amendments to the DDCP to improve the sustainability of development in North
Sydney and outlines further work that is required to achieve best practice.

RECOMMENDATION:
1. THAT Council publically exhibit the Ecologically Sustainable Development Best Practice
Project and associated documentation, including draft DCP 2012 amended sections, for a
period of 28 days.

Signed:
Endorsed by:
Manager Strategic Planning
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LINK TO DELIVERY PROGRAM
The relationship with the Delivery Program is as follows:
Direction:

1. Our Living Environment

Goal:

1.1 Enhance the local natural environment and urban greenspace
1.2 Improve the health and cleanliness of local waterways
1.3 Improve North Sydney’s environmental footprint and encourage
responsible use of natural resources
1.4 Provide appropriate public open space, recreation facilities and services

Direction:

2. Our Built Environment

Goal:

2.2 Improve mix of land use and quality development
2.4 Encourage sustainable transport

BACKGROUND
During the preparation of draft LEP 2012 and draft DCP 2012 Councillors raised many issues
regarding the regulation of development in North Sydney from an Ecologically Sustainable
Development, or ESD, perspective. The ESD Best Practice Project groups these issues
together and addresses the sustainability of development in North Sydney in a comprehensive
and strategic manner.
The project aims to locate North Sydney’s regulation of development relative to ESD best
practice, and to outline actions required to achieve best practice. Council staff have therefore
worked to identify, or develop, provisions that will improve the sustainability performance of
new developments compared to current practice in order to assist Council in meeting its 2020
Vision objectives. The project has involved five areas of research:






Energy;
Water;
Waste;
Biodiversity; and
Transport.

While Council draws much of its power and responsibilities from the Local Government Act
1993, this project is primarily concerned with the development and building regulatory
functions given to Council via the Environmental Planning and Assessment Act 1979 (EP&A
Act). Of specific interest is Council’s ability under Part 3 of the EP&A Act to influence the
content of Local Environmental Plans (LEPs) and to prepare accompanying development
control plans (DCPs) as well as Council’s role under Part 4 of the EP&A Act in development
assessment and control.
‘Development’, as defined in the Environmental Planning & Assessment Act 1979 (see
Attachment 8 for definition), is regulated at the local government level by Local
Environmental Plans (LEPs) and Development Controls Plans (DCPs). ‘Ecologically
sustainable development’, or ESD, is also defined via the Environmental Planning &
Assessment Act 1979 (see Attachment 8 for definition). A focus on legislative definitions
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allowed the project to proceed without getting bogged down in broader notions of
‘sustainability’ and prevented the focus of the project from straying beyond achievable goals.
The setting of project parameters was also guided by Council resolutions that led to the
inception of the project. All were related to the potential for improved regulation of
development from an ESD perspective.
North Sydney draft LEP 2012 and draft DCP 2012 (2012 exhibition versions) were used for
this project in the expectation that they will come into force in the near future. Should their
coming into force be delayed well beyond the completion of this project, many of the
recommendations remain relevant and should form the basis of amendments to North Sydney
LEP 2001 and DCP 2002.
The project was managed by Strategic Planning but necessarily involved interdepartmental
cooperation due to the broad range of ESD-related issues. Each area of research was
undertaken by North Sydney Council staff with relevant expertise in the area. ESD chapters
were managed by, and consultation occurred with, various staff members from Engineering
and Property Services (EPS), Open Space and Environmental Services (OSES) as well as
Planning and Development Services (PDS). While research was undertaken according to the
needs of each research area, final recommendations were assessed by strategic planning staff
to ensure compatibility with the overall planning and development assessment framework.

SUSTAINABILITY STATEMENT
The following table provides a summary of the key sustainability implications:
QBL Pillar
Environment

Implications
Proposed DCP amendments will ensure all development is
assessed regarding its energy efficiency. The use of thresholds
will ensure the level of assessment is dependent on the likely
energy needs of the development.

Proposed DCP amendments will ensure all development is
assessed regarding its water efficiency and stormwater
implications. The use of thresholds will ensure the level of
assessment is dependent on the likely water needs and stormwater
impacts of the development.

A proposed ‘sustainable roofs’ subsection within the DCP seeks
to encourage the provision of green roofs.

Proposed DCP amendments, including the introduction of
thresholds, will ensure improved bushland and biodiversity
outcomes thus supporting local ecological processes and the
integrity of North Sydney’s fragmented bushland.

Proposed DCP amendments will ensure the provision of improved
‘end of trip’ cycling facilities thus encouraging sustainable
transport.

Proposed future work regarding green infrastructure, stormwater
and parking management will ensure Council has all appropriate
information available to achieve sustainable development.
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Social



Economic



Governance



Proposed DCP amendments will result in improved bushland,
biodiversity and stormwater outcomes ensuring North Sydney
residents and workers maintain their connection with, and respect
for, the local natural environment.
Improved provision of ‘end of trip’ cycling facilities will
encourage more active lifestyles for local residents and workers.
Linking submission requirements and performance standards to
the likely impact of the development will ensure only those
development proposals that are likely to have a significant impact
will be subject to more onerous submission and performance
requirements and associated costs.
The project achieves many of the Goals and Objectives within
Community Strategic Plan and Council’s four year Delivery
Program.

DETAIL
The Ecologically Sustainable Development Best Practice Project consists of five ‘chapters’
each relating to a different sustainability theme - Energy, Water, Waste, Biodiversity and
Transport. Each of the five research areas was approached using a three stage process:
1. A review of the existing Commonwealth, State and local regulatory environment - to
establish the legal powers available to Council to influence outcomes through new or
amended planning provisions.
It was found that the legal powers available to Council to influence outcomes through
new or amended planning provisions varies significantly between the five ESD
chapters, as well as between land use zones and development types (see individual
chapters for detail).
2. A review of relevant provisions contained in planning documents from other local
authorities - to identify how other jurisdictions have incorporated sustainability
objectives into planning documents and to identify ‘best practice’ provisions and
processes.
It was found that best practice provisions generally do the following:
 Utilise a broad range of mechanisms and apply them in such a way that is
commensurate with the scale and likely impact of the development;
 Set ambitious, although not unreasonable, performance criteria where
appropriate;
 Incorporate provisions that are clear and easy to understand;
 Link to a clear strategic vision or policy;
 Incorporate provisions that are accepted by the development industry; and
 Fit within development assessment framework.
3. A review of North Sydney draft LEP 2012 and draft DCP 2012 provisions against
‘best practice’ - to establish recommendations that will ensure best practice ESD
regulation is applied to the assessment of new development in North Sydney.
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Each of the five chapters contains a list of recommendations that can be cross
referenced with the Stage 3 reviews thus enabling a more thorough understanding of
the justification behind particular recommendations than is available in the body of
the chapters.
It was generally found that draft DCP 2012 does not perform well against the
following criteria:




Utilise a broad range of mechanisms and apply them in such a way that is
commensurate with the scale and likely impact of the development;
Set ambitious, although not unreasonable, performance criteria where
appropriate; and
Incorporate provisions that are clear and easy to understand

The majority of recommendations seek to improve the wording or location of
individual draft DCP provisions so as to improve their legibility for applicants and
their utility in the development assessment process.
The main findings and recommendations of each chapter are summarised below:
Energy
The energy chapter recommends amendments to draft DCP 2012 that will ensure the
assessment of development applications in North Sydney encourages energy efficiency and
the uptake of energy production technologies to the fullest extent practicable. Of particular
note is the proposed introduction of thresholds based on development type and size that will
ensure DCP provisions are targeted so that developments with larger energy needs are subject
to more onerous submission and performance requirements and developments with smaller
energy needs are subject to reduced submission and performance requirements.
While separate to the planning and development assessment system, it is also recommended
that Council engage a suitably qualified consultant to investigate the feasibility of, and
potentially prepare, district scale green infrastructure plans. This recommendation stems from
the finding that many local jurisdictions, both in Australia and overseas, seek to achieve their
greenhouse gas reduction targets through moving beyond the regulation of individual
buildings to developing district scale energy, heating and cooling infrastructure.
Water
The water chapter recommends amendments to draft DCP 2012 that will ensure the
assessment of development applications in North Sydney encourages the uptake of water
sensitive urban design, covering both water efficiency and appropriate stormwater
management, to the fullest extent practicable. As with the energy chapter, of particular note is
the proposed introduction of thresholds based on development type and size. These
thresholds will ensure DCP provisions are targeted so that developments with greater water
needs and stormwater implications are subject to more onerous submission and performance
requirements and developments with lesser water needs and stormwater implications are
subject to reduced submission and performance requirements.
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Also of note is the recommendation for a ‘sustainable roofs’ subsection within the DDCP to
encourage the uptake of green roofs. The desire to encourage green roofs is also noted within
the Energy and Biodiversity chapters as a means of improving the energy performance of
buildings and improving local biodiversity. However the main benefit of green roofs in the
North Sydney context is their positive impact on stormwater flows and quality. The proposed
sustainable roofs provision does not mandate the use of green roofs but requires the applicant
to demonstrate how any generally flat roof area meets particular sustainability objectives.
Applicants are directed to the North Sydney Green Roof and Green Wall Resource Manual to
assist them in meeting the objectives of the provision. The Resource Manual is provided by
sustainability and green roof consultants Environastudio on behalf of North Sydney Council.
The water chapter found that a number of regulatory initiatives are currently unachievable in
North Sydney due to the absence of an up to date and comprehensive stormwater strategy. A
recommendation that Council prepare an integrated Council-wide stormwater strategy is
included so that relevant technical studies and catchment modeling can be undertaken and
institutional priorities established. This will ensure that best practice planning provisions and
initiatives that extend beyond the planning and development assessment system can be
pursued with all necessary information at hand.
Waste
The waste chapter recommends minimal changes to draft DCP 2012 given the finding that
current regulation can generally be considered as best practice.
Biodiversity
The biodiversity chapter recommends amendments to draft DCP 2012 that will ensure the
assessment of development applications in North Sydney encourages the protection of
biodiversity values to the fullest extent practicable. Given the vast majority of biodiversity
values in North Sydney are contained within Council’s bushland reserve system, off-site
impacts are given significant attention. Of particular note is the proposed introduction of
thresholds based on distance from bushland which will ensure DCP provisions are targeted so
that developments with a greater potential to impact on biodiversity values are subject to
more onerous submission and performance requirements and those that are located well away
from bushland areas have reduced submission and performance requirements.
Transport
The transport chapter recommends minimal amendments to draft DCP 2012. The chapter
recommends the adoption of revised end of trip provisions that encourage improved bicycle
facilities in new developments. The chapter also recommends that provision of car parking
spaces significantly below maximum rates should only be considered if the development has
good access to public transport.
The transport chapter found that best practice regulation of off-street parking spaces involves
the application of differential parking rates based on access to pubic transport. Such an
initiative, however, must take into consideration flow-on impacts such as the impact on onstreet parking. These considerations are beyond the planning and development assessment
system to which this ESD project relates. For this reason, the transport chapter recommends
that Council engage a suitably qualified consultant to conduct a review of Council’s parking
policies and prepare an integrated on-street and off-street parking strategy.
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The project aims to locate North Sydney’s regulation of
development relative to ESD best practice. The project also
aims to outline actions that will lead to the achievement
of best practice. Council staff have therefore worked
to identify, or develop, provisions that will improve
the sustainability performance of new developments
compared to current practice in order to assist Council in
meeting its 2020 Vision objectives. The project has involved
five areas of research:
• Energy;
• Water;
• Waste;
• Biodiversity; and
• Transport.
While Council draws much of its power and responsibilities
from the Local Government Act 1993, this project is primarily
concerned with the development and building regulatory
functions given to Council via the Environmental Planning
and Assessment Act 1979 (EP&A Act). Of specific interest is
Council’s ability under Part 3 of the EP&A Act to influence
the content of Local Environmental Plans (LEPs) and to
prepare accompanying development control plans (DCPs)
as well as Council’s role under Part 4 of the EP&A Act in
development assessment and control.
Each of the above sustainability research areas were
approached using a three stage process:
1. A review of the existing Commonwealth, State and
local regulatory environment – to establish the legal

powers available to Council to influence outcomes
through new or amended planning provisions and to
state how Council is currently utilising these powers;
2. A review of relevant provisions contained in planning
documents from other local authorities – to
identify how other jurisdictions have incorporated
sustainability objectives into planning documents and
to identify ‘best practice’ provisions and processes;
3. A review of North Sydney draft LEP 2012 and draft
DCP 2012 provisions against ‘best practice’ – to
establish recommendations that will ensure best
practice ESD regulation is applied to the assessment of
new development in North Sydney.
Each stage of work is accompanied by a set of questions
and answers relevant to the objective of each stage.
North Sydney draft LEP 2012 and draft DCP 2012 (2012
exhibition versions) were used for this project on the
expectation that they will come into force in the near
future. Should their coming into force be delayed
beyond the completion of this project, many of the
recommendations remain relevant and should form the
basis of amendments to North Sydney LEP 2001 and DCP
2002.
Each area of research was coordinated by North Sydney
Council staff with relevant expertise in the area. While
research was undertaken according to the needs of each
research area, the final recommendations were assessed
by strategic planning staff to ensure compatibility with the
overall planning and assessment framework.
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En er g y - I n t r o d u c t i o n
According to the North Sydney
Greenhouse Action Plan 20102015, 78.9% of the community’s
greenhouse gas emissions in North
Sydney are directly related to the built
environment. The highest percent
of community emissions is from
electricity and gas consumption
from commercial and retail buildings
(56.4%) with residential buildings
responsible for 22.5% of the
community’s overall emissions.
Given the bulk of community
emissions in North Sydney are directly
related to the built environment,
the energy section of the ESD Best
Practice Project aims to identify,
or develop, provisions that will
drive improvements in the use
and production of energy in new
development compared to current
practice. This will assist Council is
meeting its emissions related 2020
Vision goals.
To aid this process the energy
efficiency of buildings has been
examined separately to the ability of
buildings to create their own energy.
Therefore there are two sub-sections
within the energy section:
• Energy Use/Efficiency; and
• Energy Production.

4

North Sydney Council
Strategic Vision and
Goals
Core policy documents providing
upper level direction regarding
community wide energy use include
Council’s Community Strategic Plan
2020 Vision and Council’s Greenhouse
Action Plan. 2020 Vision lists
‘sustainability’ as one of seven core
values. The Document is structured
according to five directions:

Direction 1: Our Living
Environment
Direction 2: Our Built Environment
Direction 3: Our Economic Vitality
Direction 4: Our Social Vitality
Direction 5: Our Civic Leadership
‘Energy and climate change’ is listed
as a key theme under Strategic
Direction 1: ‘Our Living Environment’.
The strategy notes that Council has
actively led the way in enhancing the
environmental sustainability of North
Sydney, particularly the promotion of
responsible energy use (p16).

Strategic Direction 1: ‘Our Living
Environment’ also states that by
2020 energy initiatives such as
the promotion and use of clean
and renewable energy will have
created a cleaner and more
energy efficient community, that
cogeneration and trigeneration
energy production contributes
towards North Sydney’s energy
requirements, and that North
Sydney is well known for its
initiatives in encouraging the use
of renewable energy sources (p16).

A goal under Strategic Direction 1
is to improve North Sydney’s
environmental footprint and
encourage responsible use of natural
resources. This is to be achieved by,
among other things, the promotion
of renewable energy (action
1.3.1.1), ensuring that sustainable
energy practices are included in
all environmental planning and
development controls (action
1.3.1.8), and investigating the use
of cogeneration and trigeneration
(action 1.3.2.3).
Strategic Direction 2: ‘Our Built
Environment’ states that by 2020
North Sydney will have outstanding
examples of good design and will
have consolidated its reputation as
a municipality with a strong culture
of design excellence with properties
that are increasingly energy efficient
(p21). The promotion of sustainable
design in future private and public
development (action 2.2.3.1) is to
be achieved partly through the
maintenance of a contemporary Local
Environment Plan (action 2.2.1.1) and
Development Control Plan (action
2.2.1.2).
The Greenhouse Action Plan
(2009) outlines Council’s ongoing
commitment to reducing greenhouse
gas emissions including progress to
date, revised reduction targets in line
with Council’s 2020 Vision and further
actions for implementation. The plan
adopts a target of a 50% reduction in
Council’s greenhouse gas emissions
below 1996 levels by 2020.
Aligning with the timeframe
adopted by 2020 Vision, Council’s
2009 Greenhouse Action Plan

e
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sets a greenhouse gas emissions
community reduction target of 25%
below 1996 levels by 2020.
The Action Plan acknowledges that,
due to North Sydney’s status as the
second largest concentration of
office buildings in NSW, the highest
percent of community emissions is
from electricity and gas consumption
from commercial and retail buildings
(56.4%).
One of the means by which the
Greenhouse Action Plan advocates
a reduction in Council’s and the
community’s emissions is through the
generation of greener energy. Council
already generates solar energy for hot
water systems and power generation
at North Sydney Olympic Pool,
Council Chambers, North Sydney
Community Centre, Stanton Library
and the Ros Crichton Pavilion. The
Action Plan indicates that there is
some scope for more widespread
use of these systems to provide
renewable energy to facilities (p10).
In addition to solar hot water and
photovoltaics the Greenhouse Action
Plan identifies the use of co- and trigeneration technologies as another
means of providing low greenhouse
gas electricity production, heating
and cooling. North Sydney Olympic
Pool as well as Council Chambers
and Stanton Library are identified
as locations where this technology
could be used. Improved lighting
systems and technologies are also
flagged as a means of reducing
greenhouse gas emissions.
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The Greenhouse Action Plan also
states that co- and tri-generation
has potential for application in
the community. North Sydney
currently houses the best Sydney
wide example of a cogeneration
plant in operation in a commercial
building at 101 Miller Street. Further
opportunities exist to integrate
cogeneration into existing and
new commercial, retail and multiunit residential buildings to reduce
greenhouse gas emissions (p16).
Actions contained in the Greenhouse
Action Plan that relate to energy use
and production which fall within the
scope of the project include:
• E3 - Develop environmental
design guidelines for rebuilds and
renovations of council properties;
• E8 - Investigate incentives or
controls for implementation
of local energy generation
(cogeneration/renewable) in
buildings;
• E9 - Advocate for solar hot water
and solar (photovoltaic) systems
as exempt development on
heritage items (Solar energy
systems on heritage items
have since been made exempt
development under State
Environmental Planning Policy
(Infrastructure) 2007); and
• E15 - Consider feasibility
of minimum 4 star Green
Star building rating for CBD
commercial development.

ESD Best Practice Project – ENERGY
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En er g y Use / Effi ci en c y

S tag e 1 - R e gu l ato ry En v i r o n m en t
A review of the existing regulatory
environment regarding energy use
represents the first key deliverable of
the ESD Best Practice Project (Energy).
It forms a basis for understanding the
legal powers available to Council to
influence energy use through new
or amended planning provisions.
The review of the existing framework
provides an understanding of the
extent to which Council’s strategic
visions and goals can realistically
be incorporated into planning
mechanisms.

Energy Use/Efficiency
- Commonwealth
Building Code of Australia
Energy efficiency requirements for
different classes of buildings are
included in the 2010 edition of the
Building Code of Australia (BCA) and
the State/Territory legislation adopted
under the BCA. The BCA is produced
and maintained by the Australian
Building Codes Board (ABCB) on
behalf of the Australian Government
and each State and Territory
Government. The BCA is a uniform set
of technical provisions for the design
and construction of buildings and
other structures throughout Australia,
whist allowing for variations in
climate and geological or geographic
conditions.
Section J of the BCA deals with energy
efficiency requirements for class 2 to
9 BCA standard definition buildings.
In NSW these buildings include
commercial premises but exclude
dwellings. The objective of Section
J ‘Energy Efficiency’ is to reduce
greenhouse gas emissions. To this

6

end the BCA sets minimum standards
in the following areas:
• Energy Efficiency;
• Building Fabric;
• Glazing;
• Building Sealing;
• Air Conditioning and Ventilation
Systems;
• Artificial Lighting and Power; and
• Hot Water Supply and Swimming
Pool and Spa Pool Plant.
There are two methods of showing
compliance with Section J which are
Deemed to Satisfy Provisions and
thermal simulation result comparison
with a reference building.
While Section J of the BCA operates
as minimum standards in regards
to energy efficiency, some of
the more advanced commercial
buildings are likely to already surpass
the requirements of Section J by
a considerable amount to satisfy
requirements of other sustainability
schemes like Green Star and NABERS
(these other schemes are explained
and discussed later on).

A price on carbon
The introduction of a price on
carbon in mid-2012 sent a price
signal through the economy thus
pushing the planning and building
sectors towards more efficient use
of energy. The degree of impact
that the price on carbon is having
is dependent on a range of factors
including the price to be paid per
tonne of emissions, the inclusion
and exclusion of certain industries
from the scheme and the design

of compensation arrangements.
Anecdotal evidence suggests that
developers and building managers
are future proofing their buildings
against future rises in energy costs
through investing in energy efficiency
technologies.

Energy Use/Efficiency
– State (NSW)
BASIX
State Environmental Planning Policy
(Building Sustainability Index: BASIX)
2004 aims to encourage sustainable
residential development by assessing
the consumption of mainssupplied potable water, emissions
of greenhouse gases, and thermal
performance. BASIX is a web-based
tool that assesses a house or unit
design, and compares it against
energy and water reduction targets.
The design must meet these targets
before a BASIX Certificate can be
printed. The Energy target varies
according to building type and
location. Of note is that EPIs, including
LEPs, and DCPs cannot detract from,
or exceed, BASIX requirements.
However, LEP and DCP provisions can
encourage, or offer incentives for, the
adoption of measures beyond those
required by BASIX.

Residential Flat Design Code
State Environmental Planning Policy 65
and the associated Residential Design
Flat Code, among other things, aims to
minimise the consumption of energy
from non-renewable resources,
conserve the environment and
reduce greenhouse gas emissions
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by improving the design quality of
residential flat development in NSW.

Rating tools
While not legislatively part of
the planning system, rating tools
are increasingly ‘called up’ and
used in the assessment of new
developments. The most commonly
used and widely understood tools
in the NSW system are the National
Australian Built Environment Rating
System (NABERS) and the GreenStar
rating tool.
NABERS Energy is a performancebased rating system for existing
buildings which is managed by
the NSW Office of Environment
and Heritage (formally known as
the Department of Environment,
Climate Change and Water). NABERS
rates a building on the basis of its
measured operational impacts on
the environment, and provides a
simple star rating which indicates
how well environmental impacts
are being managed. Some consent
authorities require applicants to
provide evidence of a Commitment
Agreement being entered into
with the Office of Environment and
Heritage to deliver a particular star
rating.
On 1 November 2010, the Federal
Government’s Department of
Climate Change and Energy
Efficiency introduced the Mandatory
Commercial Building Disclosure
program. This program aims to ensure
that credible and meaningful energy
efficiency information is available to
prospective purchasers and lessees
of large commercial office space.

This program applies to commercial
buildings with a net lettable floor
space area of 2,000sqm or more
and requires lessors and owners to
disclose the buildings NABERS energy
rating to purchasers and tenants
when the space is to be sold, leased
or subleased.
Green Star is a voluntary
environmental rating system
administered by the Green Building
Council of Australia that evaluates
the environmental design and
construction of buildings. Assessment
against a range of criteria, including
energy, is used to award a Green Star
rating. Points are available under the
following assessment criteria:
• Building management (e.g.
Waste/recycling management
plan);
• Indoor environmental quality (e.g.
Thermal comfort, views);
• Energy (e.g. Passive design, trigen);
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Energy Use/Efficiency
- Local (North Sydney
Council)
Reviewing Council’s existing planning
provisions is important to identify the
contribution that they are making
to achieving 2020 Vision goals and
objectives.
One of the aims of draft LEP 2012 is
to promote ecologically sustainable
development. While none of the
provisions contained in draft LEP
2012 directly relate to energy use,
the planning framework at the
local level, including draft DCP 2012
aims to achieve this broader goal of
which a reduction in greenhouse gas
emissions resulting from energy use is
an obvious component.
Most development applications
require a Statement of Environmental
Effects (SEE). The content of SEEs is
regulated by the EP&A Regulations
and must address the following:

• Transport (e.g. Site selection,
cyclist facilities, parking regime);

a) the environmental impacts of the
development;

• Water (e.g. Water efficiency, rain
water harvesting, third pipe
systems);

b) how the environmental impacts
of the development have been
identified;

• Materials (e.g. Refurbs over new,
toxicity);

c) the steps to be taken to protect
the environment or to lessen
the expected harm to the
environment;

• Land use and ecology (Roof
top gardens, reclaiming
contaminated land);
• Emissions; and
• Innovation.
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d) any matters required to be
indicated by any guidelines
issued by the Director-General for
the purposes of this clause.
While energy use is not explicitly
mentioned, applicants sometimes
address energy efficiency in their SEE.

ESD Best Practice Project – ENERGY
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The use of ‘innovative sustainable
design to reduce energy
consumption, and the achievement
of sustainability requirements’ is a
general objective for the following
sections of draft DCP 2012:

may impact upon the assessment
of a development under the BASIX
scheme.

Residential development

However, provisions under EPIs and
DCPs that are for purposes different to
BASIX and aim to improve residential
amenity or influence built form
continue to have effect for the design
and assessment of new dwellings.
For example, mechanical services,
equipment or fittings (e.g. efficient
hot water systems, showerheads or
lighting), passive solar design (e.g.
aspects such as insulation, glazing
types and shading), orientation
of glazing for heat gain, and cross
ventilation are all taken into account
by BASIX and cannot be regulated
via an EPI or DCP for the purposes
of reducing energy consumption.
However, good orientation for
daylight access and cross ventilation
can be required under an EPI or DCP
for the purpose of ‘amenity’ despite
having implications for energy use.
This is obviously a ‘grey’ area where
the difference between ‘amenity’
and ‘thermal comfort’ is not clear.
Regardless, Council has the scope to
regulate for the purposes of achieving
amenity or built form outcomes
and this can be used to create
environments that do not overly rely
on artificial heating or cooling.

Section J – Energy Efficiency of the
BCA does not apply to dwellings in
NSW. Energy efficiency in dwellings in
NSW is regulated by BASIX. Since the
introduction of BASIX, EPIs, including
LEPs, and DCPs cannot include any
further provisions relating to reducing
potable water consumption, reducing
greenhouse gas emissions or
improving the thermal performance
of new dwellings. For this reason,
provisions relating to dwellings in
Sections 1 and 2 of the draft DCP
under the heading ‘energy efficiency’
merely make reference to BASIX and
provide guidance on what issues

Draft DCP 2012 already contains
provisions that regulate the design
of dwellings to achieve amenity
outcomes. Some provisions specify a
minimum depth for habitable rooms
measured from windows/balconies,
the size of windows relative to the
size of a room, the degree of cross
ventilation required, and require
the use of shading devices (s1.5.1).
Similarly other provisions regulate the
use of light wells for the provision of
light and ventilation so as to ensure
that they are only utilised when no
other design solution exists and
that they meet certain minimum

• Section 1: Residential development
(s.1.1.1 (O8));
• Section 2: Commercial and mixed
use development (s.2.1.1 (O10));
• Section 3: Non-residential
development in residential zones
(s.3.1.1 (O5)).
This objective therefore applies to
most development in the North
Sydney LGA that would form the
subject of a development application.
The matrix at Appendix B shows
which provisions apply to each
section.

Discussion:
1. Does the regulatory
framework at
Commonwealth and
State levels allow scope
for intervention at the
local level to achieve
energy use objectives?

8
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standards (s1.5.2; s.2.5.5). While
the objective of these provisions
is ‘amenity’, they have obvious
implications for energy use.

Draft DCP 2012 also already contains
provisions that aim to influence built
form outcomes which are separate
to energy use. There is a requirement
that all dwellings be provided with
open air clothes drying facilities in a
sunny location (Cl. 1.5.14 (P1)). Passive
solar design provisions include
requirements that dwellings to be
oriented to the north and that living
areas be located on the northern side
of dwellings and receive a minimum
amount of direct sunlight (s.1.6.2;
s.2.6.2). While the objective of these
provisions does not explicitly mention
energy use, they obviously have
implications for it.
Draft DCP 2012 contains thermal mass
and insulation provisions that aim
to achieve more even, year-round
average temperature, making the
dwelling more comfortable to live
in and resulting in less demand for
artificial heating or cooling (s.1.6.3;
s.2.6.3). As these provisions aim to
regulate the thermal comfort of
dwellings they aim to achieve the
same ends as the BASIX scheme. The
question is whether these provisions
exceed or detract from BASIX
requirements. It could be considered
that the provisions provide guidance
that would help in the achievement
of the required rating under a BASIX
assessment. However, if a BASIX
certificate can be issued without
incorporating one or more of the
draft DCP requirements, it could be
argued that the draft DCP provisions
exceed the requirements of BASIX
and are therefore legally invalid.
Deletion of these types of provisions
may assist the overall legibility of
the document and avoid confusion
regarding applicability. It is noted,
however, that the Department of
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Planning has not, as yet, provided any
objection to the inclusion of these
provisions in the draft DCP.
Similarly, draft DCP 2012 contains
natural ventilation provisions that
aim to both improve the thermal
comfort of dwellings and reduce the
reliance on mechanical ventilation
and therefore energy use (s.1.6.4;
s.2.6.4). Section 1 also has provisions
relating to building design, colours
and materials, and hot water systems
that have objectives tied to energy
use (s.1.6.5; s.1.6.6; s.1.6.7). Again, it
could be argued that these provisions
are merely guidelines or that, if
enforced, potentially exceed BASIX
requirements.
It should be noted that while BASIX
considerably restricts the use of
provisions in EPIs and DCPs for
new dwellings, energy efficiency
requirements for alterations and
additions where a BASIX certificate is
not required are necessary and valid.

Non-residential development
Unlike for dwellings, no legislation
exists at State or Commonwealth
level which restricts the ability of
local government to regulate the
use of energy within non-residential
developments, or the nonresidential component of mixed use
developments.
Draft DCP 2012 already contains
provisions that aim to achieve energy
use objectives for non-residential
developments. Section 2 ‘calls-up’
the use of NABERS and Green Star
rating systems (s.2.6.1). All developers
of commercial properties, regardless
of size, are required at Construction
Certificate stage to produce a NABERS
Energy Commitment Agreement
that shows that the building and its
services will be capable of achieving
a minimum 4.5 star rating. Large
scale commercial properties that

are greater than 5000m² in size are
required at DA stage to demonstrate
that they can achieve a minimum 5
star rating under the Green Building
Council of Australia’s Green Star –
Office rating tool (s.2.6.1).
Non-residential developments are
also subject to a provision that certain
issues be considered when assessing
the energy rating of a building
(s.2.6.1), a requirement that the energy
efficiency of other buildings in the
vicinity not be affected (s.2.6.1), and
provisions regarding energy efficient
lighting (s.2.3.5; s.3.2.7).

2. Is the LEP/DCP an
appropriate place for
regulation regarding
energy use?
Residential development
Given that BASIX restricts the use
of energy use provisions relating
to dwellings, a review of draft DCP
provisions that relate to dwellings
was undertaken to identify provisions
that detract from, or exceed, BASIX
requirements (Appendix B).
Provisions that detract from, or
exceed BASIX requirements should
be deleted so as not to weaken the
applicability or credibility of the
document as a whole. However
Appendix B shows that each provision
relating to dwellings can be allocated
a ‘residential justification’:
• Amenity – The provision aims to
improve amenity which is not
covered in BASIX assessments; or
• BASIX guidance – The provision
aims to ‘encourage’ the adoption
of measures beyond those
required by BASIX without
requiring them or to provide
guidance which will assist in the
achievement of BASIX targets; or
• Alterations & additions – The
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provision applies to alterations
and additions valued at less than
$50,000, which are not covered
by BASIX.
The DCP is therefore an appropriate
place for provisions relating to
dwellings that can be justified for one
of these reasons.

Non-residential development
As discussed above, there are no
mandated State or Commonwealth
requirements for energy use in
new non-residential buildings. It
is therefore appropriate that local
provisions in LEPs and DCPs aim to
fill the gap and contain energy use
provissions.

3. Do existing provisions
meet Council’s goals and
objectives regarding
energy use? In all zones?
For all development
types?
Residential development
Council has limited legislative
capacity to achieve its energy
use objectives for the majority of
residential development that is
assessed and determined by Council
and must instead rely on BASIX.
The matrix of energy use provisions
provided at Appendix B reveals that
some provisions apply to dwellings
in mixed use developments and not
dwellings in residential flat buildings
(RFBs) and vice versa. This results
in dwellings in RFBs and mixed use
developments having different
energy use provisions. It is considered
that all dwellings in the form of
apartments should have the same
energy use provisions regardless
of what uses occur at ground level.
Recommendations are provided to
ensure a consistent approach.

ESD Best Practice Project – ENERGY
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Boarding houses are not subject to
BASIX requirements meaning that
energy efficiency DCP provisions
should apply. However the review
of draft DCP2012 discovered that
there are no energy efficiency
provisions for boarding houses
within the residential zones. This
can be easily rectified by including
‘boarding houses’ in the list provided
at s1.1.2 which identifies types of
development to which the residential
development section applies.

Non-residential development
Draft DCP2012 contains provisions
directly or indirectly related to energy
use which apply to all non-residential
development. These provisions are
contained in Section 2 – Commercial
and Mixed Use Development
and Section 3 – Non-Residential
Development in Residential Zones.
These provisions can be seen at
Appendix B.
The review of draft DCP2012
provisions (Appendix B) found
that, other than the Green Star
requirement for office buildings
over 5000m² in size, there is little
application of thresholds according
to use, size or cost. This means
that almost all DCP provisions
should be considered for almost all
development types, development
sizes and development costs. This
complexity and the sheer number
of potentially relevant provisions
have resulted in many provisions
being overlooked by developers
and assessment officers. Indeed a
review of assessment reports failed
to indicate whether relevant DCP
provisions are being considered or
implemented. This situation indicates
that the current structure and
application of energy use provisions
within draft DCP2012 is resulting in
Council’s energy use objectives not
being met.

10

If properly implemented, Council’s
current provisions which rely on
NABERS and Green Star rating
systems for regulation of energy
efficiency in commercial buildings
are quite ambitious and have the
potential to meet Council’s strategic
objectives regarding energy use.
However, their use raises a number of
issues, including:
1. A potential disjuncture between
the use of rating tools and
the development assessment
process;
2. A lack of certainty that what
is approved will reflect actual
outcomes;
3. A lack of certainty regarding
energy performance under the
Green Star tool;
4. A potential lack of transparency
and accountability; and
5. Potential duplication of other
DCP provisions related to energy
use and production.
These issues are addressed in turn:

1. A disjuncture between the use of
rating tools and the development
assessment process - A fundamental
problem is that Green Star ratings
are rarely obtained prior to DA
approval as developers are usually
not prepared to spend the time and
money submitting an application for
a Green Star rating unless consent has
been issued. Under draft DCP2012
applicants must demonstrate that the
development can achieve a minimum
5 star Green Star rating. However,
given the complex and rigorous
Green Star assessment process it
is near impossible to determine
whether a development can achieve
a certain rating before the rating
is actually awarded by the GBCA.
While the commitment agreement
associated with NABERS aims to align
the use of that rating tool with the
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development assessment process, no
such mechanism is available under
Green Star.

The alignment of rating tool systems
with the development application
process is an ongoing challenge
for the green building industry and
consent authorities. It is currently
difficult for a consent authority to
be certain that a rating obtained
at DA or CC stage will reflect the
actual ongoing performance of the
development ‘as built’. The planning
system is not designed to deal with
such uncertainty at DA stage. Having
said that, in most circumstances
should a developer wish to change
elements of an approved design
that will materially affect the original
approval then such changes would
likely be captured by the s96
amended approval process. Ongoing
dialogue between the green building
industry and consent authorities
is required to better align the two
processes.
2. A lack of certainty that what is
approved will reflect actual outcomes The final NABERS assessment is based
on data collected over a 12 month
period during full operation of the
building. This means that DA and CC
approval is given on the basis that the
final development will be capable
of achieving the nominated rating.
No certainty is able to be obtained
at DA approval stage that the
required NABERS rating will actually
be achieved. The DA assessment
system provides no teeth to enforce
compliance if the required rating is
not achieved.
Similarly, the Green Star – Office rating
tool assesses the ‘design’ of a building.
Like the NABERS requirements, this
means that a Green Star rating based
on design may not end up reflecting
what is actually built. The requirement
to demonstrate at development
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application stage that a development
is capable of achieving certain ratings
does not provide a guarantee that
the final development will actually
achieve those ratings. The situation
may well arise where a development
has received planning approval based
on its ability to achieve a certain
rating but cannot meet the required
ratings ‘as-built’.
3. A lack of certainty regarding energy
performance under the Green Star tool
- Under the Green Star tool ‘energy’
is only one criterion among many
used to assess the sustainability of
buildings. Under this system, poor
energy efficiency may be off-set
by high scores in other categories
thus allowing an overall score of 5
stars. Perhaps not until an audit of
‘as-built’ energy use for Green Star
rated buildings is undertaken, will
Council know whether mandating 5
stars for large commercial buildings
is having the desired effect regarding
emissions.
This concern is tempered by the fact
that applications for commercial
buildings (and commercial
components of buildings) are
required to show evidence that a
commitment agreement has been
entered into with DECCW to deliver
a 4.5 star NABERS energy rating. This
requirement applies to all commercial
buildings regardless of size and
regardless of whether a Green Star
rating is also required.
It appears that the requirement for a
NABERS commitment agreement is
not being consistently applied. This
potentially weakens the certainty
regarding energy performance of
new developments. This issue is
discussed later on.
If greater certainty is sought at
development application stage,
local authorities can potentially

specify particular categories within
the rating tool for particular targets.
For example, Council may mandate
a minimum score in Green Star
category Ene-1 which deals with
energy use. This targeted application
of the rating tool would provide more
certainty that energy efficiency will
be given weight in the assessment
of large developments and will not
be off-set by higher scores in other
categories.
4. A potential lack of transparency and
accountability - The outsourcing of
regulation to a third party, such as
the GBCA who administers the Green
Star rating tools, raises question of
transparency and accountability.
For example, the GBCA can change
assessable criteria and weightings
without adhering to public
consultation procedures or obtaining
the agreement of the consent
authority.
This concern is tempered somewhat
by the fact that the Green Star tool
is subject to regular peer evaluation,
with all credits within the tool
being reviewed by industry experts.
Assuming this process is objective
and sufficiently rigorous, the tool
will hopefully remain relevant and
credible.
Of further note is the increasing
number of local government
authorities who are joining the Green
Building Council of Australia. Once
a member, a Council is able to take
part in the Green Star review process.
North Sydney Council became a
member of the GBCA in January 2012.
5. Potential duplication of other DCP
provisions related to energy use and
production – As all new dwellings
require a BASIX certificate and
all commercial buildings (or the
commercial component of all mixed
use buildings) are required to enter
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into a commitment agreement with
OEH regarding the achievement of a
4.5 star NABERS rating, it is arguably
unlawful (in the case of dwellings)
or unnecessary (in the case of
commercial development) to include
further DCP provisions regarding
energy efficiency.

Council assets
The draft LEP and draft DCP does
not differentiate between private
development and development
undertaken by Council. It is therefore
assumed that Council is required
to comply with relevant provisions
as any other developer would be.
Whether this actually occurs is a
matter for further investigation,
the outcome of which may be a
dedicated corporate policy or draft
DCP section relating to Council
developments.

Existing development
Energy use within existing buildings
cannot be regulated via the LEP/
DCP. The performance of existing
buildings must be addressed through
mechanisms separate to the planning
system. For example, through
business based programs, retrofitting
initiatives, procurement programs,
mandatory disclosure of energy
ratings, etc.

Stage 1 – Conclusion
The regulatory framework at State
and Commonwealth levels regarding
energy efficiency has been reviewed
to identify what legal powers are
available to Council to reduce the
use of fossil fuel based energy
through its strategic planning. North
Sydney’s draft LEP and DCP provisions
regarding energy efficiency have also
been examined to identify whether
the identified scope for intervention

ESD Best Practice Project – ENERGY
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is fully utilised and in turn whether
Council will meet its 2020 Vision
goals regarding energy and emissions
under the new plans.
Energy efficiency in new dwellings
in NSW is regulated by BASIX. The
BASIX SEPP stipulates that LEPs and
DCPs cannot include any further
provisions relating to reducing
greenhouse gas emissions. However,
where voluntarily proposed, Council
encourages development to exceed
minimum BASIX scores. Further,
energy efficiency requirements for
alterations and additions where
a BASIX certificate is not required
are necessary. The North Sydney
draft DCP appears to contain some
inconsistencies in its energy efficiency
provisions and potentially requires
clarification regarding which type
of development certain energy
efficiency provisions apply (i.e. it is
often not clear whether a provision
is a requirement for alterations
and additions or guidance for new
dwellings).
No legislation exists at State or
Commonwealth level which restricts
the ability of local government to
regulate the use of energy within
non-residential developments or the
non-residential component of mixed
use developments. It is therefore
appropriate that provisions in draft
DCP2012 aim to fill the gap and set
energy use controls. If appropriately
applied, Council’s current provisions,
which rely on the use of third-party
rating systems for regulation of
energy efficiency in commercial
buildings, appear rigorous. However,
the use of third-party rating systems
raises a number of issues, including:
• A disjuncture between the use of
rating tools and the development
assessment process;
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• A lack of certainty that what
is approved will reflect actual
outcomes;

• A lack of certainty regarding
energy performance under the
Green Star tool;
• A potential lack of transparency
and accountability; and
• Potential duplication of other
DCP provisions.
In light of the above, Stage 2 research
will endeavour to find the following:
• Best practice examples of
regulation of energy use in nonresidential developments and
how the above concerns can be
managed; and
• Best practice energy provisions
regarding residential alterations
and additions as well as best
practice provisions which
encourage the achievement of
energy outcomes beyond that
required by BASIX.
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En er g y Use / Effi ci en c y
S tag e 2 – B e s t Pr ac t i ce Lo ca l Au t h o r i t y
I n i t iat i v e s
This section explores how other
local authorities have incorporated
energy use objectives into planning
documents. This is done to identify
best practice planning provisions and
processes. It is likely that examples
of best practice from NSW will be
most readily applied in North Sydney
as they operate under the same
legislative framework. Examples from
other Australian States and Territories
are also relevant, as typically they
utilise the same technical assessment
systems, such as the BCA, NABERS
and Green Star. Overseas examples
are also included if considered
relevant or if it is considered that they
exhibit a different approach to that
pursued in Australian jurisdictions
that are perhaps a forerunner for
future efforts to facilitate energy
efficient buildings in Australia.

Local Authority
Initiatives in Energy
Efficiency - Australia
Appendix A lists policies from
other Australian jurisdictions, some
of which aim to be leaders in
environmental sustainability. Each
chosen jurisdiction has a substantial
amount of non-residential floor space
or projects substantial growth in nonresidential floor space. The policies
relate to energy use in non-residential
developments, are contained
in planning documents and are
enforced through the development
assessment and approval process.
The following is a summary of the
approach taken by each authority:

City of Sydney
The now superseded Central Sydney
DCP 1996 required applications for
developments greater than $1million
to provide an Energy Efficiency
Report. Other than this submission
requirement, there was no further
guidance or performance criteria
regarding energy efficiency is
provided.
In 2008, the City of Sydney (CoS)
exhibited the draft Ecologically
Sustainable Development (ESD) DCP.
The provisions proposed by the
draft ESD DCP included additional
submission requirements, guidance,
mandated technologies, the use
of rating tools and the setting of
performance criteria (see Appendix
A). The proposed provisions were
generally more onerous for larger
developments. The controls in the
draft ESD DCP relating to nonresidential development were not
progressed for the following stated
reasons:
• the mandatory use of Green Star
and NABERS rating tools is not
supported by the Green Building
Council and the Department of
Environment, Climate Change
and Water, and the respective
owners of those tools; and
• the draft ESD DCP would overlap
and conflict with recent State and
Commonwealth Government
policies, such as improvements
to the Building Code of Australia,
the NSW Energy Efficiency
Scheme and Mandatory
Disclosure of Energy Efficiency.

CoS staff were therefore of the
opinion that little scope exists for
the inclusion of energy efficiency
provisions within DCPs. For this
reason, the recently adopted
comprehensive DCP2012 adopts
an approach of “encouraging and
facilitating” rather than mandating
particular technologies or
performance targets.

Parramatta City Council
Parramatta City Centre DCP 2007
provides guidance regarding heating/
cooling, hot water, and lighting.
It also requires developments
with a construction cost greater
than $5million to submit an
Energy Efficiency Report from a
suitably qualified consultant that
demonstrates a commitment to
achieve no less than 4 stars under
the Australian Building Greenhouse
Rating Scheme (now NABERS).

Willoughby City Council
Provisions contained within
Willoughby DCP2006 vary
depending on the nature and scale
of development proposed. Larger
developments are required to
provide a commitment agreement
to achieve a 4 star rating under
the NABERS scheme while smaller
developments are merely required to
lodge information regarding energy
use but not commit to any particular
energy use target. Office and retail
developments greater than 200m² are
also required to submit a completed
Sustainability Scorecard which is a
Council-owned tool. Specific ratings
under the tool are mandated.

ESD Best Practice Project – ENERGY
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Notably, Willoughby DCP 2006 also
contains energy efficiency provisions
for smaller scaled development such
as retail and other uses less than
200m² as well as office and retail fit
outs. These provisions are, however,
substantially less onerous is terms
of submission requirements and
performance criteria.

City of Ryde
The City of Ryde DCP2010 provides
guidance, contains submission
requirements and some performance
criteria regarding energy efficiency
in varying types of development. A
notable submission requirement is
the Energy Efficiency Performance
Report which must include
evidence from a suitably qualified
consultant to confirm compliance
with performance criteria regarding
expected energy consumption.

Newcastle City Council
Newcastle City Council currently
relies on a large number of provisions
contained in DCP2005 that provide
guidance regarding energy efficiency,
however no submission requirements
or performance criteria are mandated.
The provisions contained in draft
DCP2011 move away from the
provision of guidance and ‘call-up’
the use of the Green Star rating for
developments greater than $5million
in construction cost and the NABERS
rating tool for changes of use greater
than 2000m². No energy efficiency
provisions apply to developments
that do not meet these thresholds.

Wollongong City Council
Wollongong Development Control
Plan 2009 does not contain any
provisions regarding energy
efficiency.
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Gosford City Council

Like the Parramatta City Centre
DCP 2007, the Gosford City Centre
DCP 2007 provides guidance
regarding heating/cooling, hot
water, and lighting. It also requires
developments with a construction
cost greater than $5million to submit
an Energy Efficiency Report from
a suitably qualified consultant that
demonstrates a commitment to
achieve no less than 4 stars under
the Australian Building Greenhouse
Rating Scheme (now NABERS).

Canberra
Other than in relation to landscaping
requirements, the Territory Plan 2008
does not contain any provisions
regarding energy efficiency.

City of Melbourne
Melbourne City Council has a
history of utilising rating tools in
the assessment of new buildings.
The Melbourne Planning Scheme
currently requires all office buildings
over 2500m² to achieve a 4.5 star
ABGR rating (now NABERS) and all
office buildings over 5000m² to
achieve a 4 star Green Star rating.
A review of energy efficiency controls
was recently undertaken as part
of the Energy Water and Waste
Efficiency Planning Controls Review
2011. This has led to a proposed
planning scheme amendment that
further utilises sustainability rating
tools (Green Star, NABERS and a less
rigorous Council owned Sustainable
Design Scorecard) and sets higher
minimum performance standards and
includes rating tool oriented energy
efficiency provisions for a broader
range of buildings (see Appendix A).
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The driving theme behind the
proposed amendment is that rating
tools are to be applied in such a
way that is commensurate with the
scale of development. This means
that rating tools that require a large
amount of detailed information are
used for large developments and
less onerous rating tools are used for
smaller developments.

City of Brisbane
Brisbane City Council’s City Plan sets
performance criteria unrelated to
rating tools for office, hotel and retail
developments greater than 2500m²
via its Energy Efficiency Code. The
performance criteria are generally
represented as electricity use per m²
or by efficiency factor (see Appendix
A). The Code provides examples of
acceptable solutions showing how
the performance criteria can be
met. Separate technical guidelines
are provided to allow for the
assessment of energy efficiency so as
to demonstrate achievement of the
performance criteria.
The City Plan also sets submission
requirements that are to demonstrate
how the performance criteria
contained in the Energy Efficiency
Code are to be met. This involves
engaging the services of an
appropriately qualified consultant
to certify that energy ratings
and information provided are
correct. It also involves providing
a compliance certificate after the
building has been occupied for
60 days showing that the building
is performing as envisaged in the
development approval. As the
compliance certificate is provided
long after development consent
has been issued, it is not clear what
enforcement avenues are available
to Council should non-compliance
occur.

City of Adelaide

The Adelaide City Development Plan
(Consolidated) 2011 provides energy
efficient principles that encourage
energy efficient building design. It
gives examples of design techniques
that can be used to meet the
principles.

Hobart City Council

The City of Hobart Planning Scheme
1982 contains a provision stating that
energy efficiency requirements may
be imposed as conditions of consent,
however no guidance is provided for
applicants.

Darwin City Council

The Northern Territory Planning
Scheme provides limited guidance
regarding energy efficiency.

Local Authority
Initiatives in Energy
Efficiency - Overseas

Table A lists policies and policy
approaches used in overseas
jurisdictions that are at the forefront
of regulation regarding energy use in
non-residential developments. The
policies are contained in planning
documents and enforced through
the development assessment and
approval process.

Policy name

London Plan policy 4A.3
Sustainable design and
construction, 4A.4 Energy
assessment, and 4A.7
Renewable energy

The Core Strategy

Solar
Thermal
Ordinance

Greater London, UK

City of London

Barcelona City
Council, Spain

Performance criteria,
Mandated technology

Performance criteria

All applications for major developments to include:

Submission
requirement,
Performance criteria

All new buildings above a minimum size threshold
should obtain 60% of their hot water from solar
thermal collectors, with swimming pools obtaining
100%. Also applies to larger refurbishment projects.

Proposals for major non-residential developments
to achieve a BREEAM rating of “excellent” or
“outstanding” (Policy CS15).

• An assessment of the energy demand and carbon
dioxide emissions which demonstrates the expected
CO² emission savings from energy efficiency and
renewable energy measures. Must demonstrate a
20% reduction in carbon emissions through onsite
renewable energy generation.

Barcelona City Council (2000)
requirement. Summary
available at http://www.
c40cities.org/bestpractices/
renewables/barcelona_solar.jsp

City of London draft Local
Development Framework

Mayor of London (2008), ‘The
London Plan’, available www.
london.gov.uk/thelondonplan

Source document

City of Perth

• A statement on the implications of the development
on sustainable design and construction principles.
The statement must address demolition,
construction and long-term management.

Requirement

Control type

The City of Perth provides guidance
to encourage developments to be
more energy efficient but does not
mandate submission requirements or
performance criteria.

Planning authority
jurisdiction

Table A:
Overseas policies and approaches regarding regulation of energy use in non-residential buildings

ATTACHMENT TO PDS01 - 13/05/13
Page 23

15

ESD Best Practice Project – ENERGY

16

Green Roof Policy

PPS1 Setting local
requirements for
sustainable buildings

Statutory Regulatory Plan

City of Copenhagen,
Denmark

England and Wales,
UK

Fentai District,
Beijing China
Performance criteria

• 20% reduction in energy demand compared to
business as usual.

• 15% of energy supply from renewable energy;

• 50% reduction in CO2 emission compared to
business as usual;

Site-specific targets set for each block. Targets based
on modelling of whole district to meet regional
targets:

Allows local authorities in England and Wales to
require a particular level of BREEAM certification for
non-residential buildings.

• Double the roofing lifespan as it is protected against
UV rays.

• Contribute to a visual aesthetic in a way that has a
positive effect on quality of life;

• Absorb 50-80% of the precipitation that falls on the
roof;

• Help to make the city greener and counteracts rising
temperatures in the city;

• Provide insulating effect and reduces reflection;

New buildings with <30 degrees roof slope to
incorporate a green roof. All new rooftops to meet at
least two of the following effects:

Commercial buildings >5,000ft² and renovations
for areas >25,000ft² require silver or gold LEED
(Leadership in Energy and Environmental Design)
certification.

Requirement

Arup (2009), ‘BEIJING
CHANGXINDIAN LOW CARBON
COMMUNITY CONCEPT PLAN
– Pioneering the Development
of Low Carbon Zoning Codes
in China’, Winning submission
to the 2009 ISOCARP Award for
excellence

Yates A (date not given),
'BREEAM – Whole Building
Assessment & Certification',
available http://www breeam.
org/filelibrary/Presentations/
Alan_Yates_4_Dec.pdf

Livingroofs.org (website),
‘Copenhagen’s Green Roof
Ambitions’, available at http://
livingroofs.org/20100522222/
world-greenroofpolicies/
copenhagengreenroofs.html ,
17 May 2010

San Francisco Building
Inspection Commission Codes
(2007) ‘Building Code’

Source document

ESD Best Practice Project – ENERGY

Performance criteria

Mandated technology

Green Building Ordinance Performance criteria

San Francisco
Building Inspection
Commission, USA

Control type

Policy name

Planning authority
jurisdiction

Table A:
Overseas policies and approaches regarding regulation of energy use in non-residential buildings
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Green Building Program

Arlington County,
USA

Green Permit Program

Applicants can be awarded 1-2% GFA bonus above
masterplan gross plot ratio if they achieve Green Mark
certification of Goldplus or Platinum.

Green Mark Gross Floor
Areas

Singapore

Chicago, USA

New city centre developments are required to justify
why they should not connect to the district energy
supply. New office buildings are to demonstrate a 15%
reduction in CO².

Core Strategy, Policy CS20 Submission
– Tackling and Adapting
requirement,
to Climate Change
Performance criteria

Incentivised
performance criteria

Incentivised
performance criteria

Incentivised
performance criteria

Offers expedited permit processing. Developments
which go above and beyond the minimum of LEED
certification may also qualify for waiver of plan review
fees.

Developer may request a slightly larger building than
is normally allowed by the County Code if the project
gains official LEED certification at any of the four levels.
The amount of extra space depends on the award
level and other project specifics.

40% reduction in carbon emissions (compared to
Building Regulations) on all development, to be
achieved by a mix of energy efficiency, renewables
and Combined Heating and Power (CHP) - the mix to
be determined by the developer.

City of
Southhampton, UK

Submission
requirement,
Performance criteria

Core Strategy energy
policy and Climate
Neutral Development
Guidance

Requirement

Woking Borough
Council, UK

Control type

Policy name

Planning authority
jurisdiction

Yudelson Associates (2007),
‘Green Building Incentives That
Work: A Look at How Local
Governments Are Incentivizing
Green Development’, The
National Association of
Industrial and Office Properties
Research Foundation

Yudelson Associates (2007),
‘Green Building Incentives That
Work: A Look at How Local
Governments Are Incentivizing
Green Development’, The
National Association of
Industrial and Office Properties
Research Foundation

Urban Redevelopment
Authority (2009), Circular no.
BA 1993/GM GFA/2009-04TD01, available http://www.ura.
gov.sg/circulars/text/dc09-04.
htm

TCPA & CHPA (2008),
‘Community energy: urban
planning for a low carbon
future’

TCPA & CHPA (2008),
‘Community energy: urban
planning for a low carbon
future’

Source document

Table A:
Overseas policies and approaches regarding regulation of energy use in non-residential buildings
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Table A indicates an overseas
trend towards linking planning
requirements to industry accepted
building rating tools, particularly
for large scale development. For
example, London and San Francisco
require large non-residential
developments to achieve particular
performance criteria under applicable
rating tools. Rather than mandating
the use of rating tools, some
jurisdictions, such as Singapore and
Chicago, offer incentives for their use
or for the achievement of higher than
‘normal’ ratings.
However, in many instances
performance criteria are set
independently of the operation of
the applicable rating tool. An often
quoted example is that of Woking
Borough Council in the UK which
requires a 40% reduction in carbon
emissions (compared to Building
Regulations) on all development,
to be achieved by a mix of energy
efficiency, renewables and Combined
Heating and Power (the mix to be
determined by the developer).
Appendix A shows that there are no
requirements or targets in Australia
regarding the use of particular
technologies. However these are
relatively common overseas. For
example, the City of Copenhagen
requires all new buildings with less
than 30 degrees slope to incorporate
a green roof due to their insulating
properties.
Another mechanism used to
improve the energy efficiency of
new developments is to introduce
specific lodgement requirements at
development application stage. For
example, The London Plan requires all
applications for major developments
in the Greater London area to include
statements on sustainable design and
assessments on energy demand and

18

CO² emissions. While not mandating
performance standards, this
encourages the applicant to consider
energy efficiency measures at the
early design stages of a project.

Discussion:
1.	How have local
authorities in NSW,
other States and
Territories and overseas
incorporated energy
use objectives into
planning processes?
While many Australian jurisdictions
are already utilising, or propose to
utilise, rating tools in the assessment
of new development, there is a large
degree of inconsistency regarding
the regulation of energy efficiency.
This inconsistency is best highlighted
by the different approaches taken
by the City of Sydney, the City of
Melbourne and the City of Brisbane.
In the context of the current
legislative framework in NSW, the City
of Sydney Council sees the inclusion
of mandated energy efficiency
requirements within local planning
documents as not supported
by industry and as potentially
duplicating initiatives at other levels
of government.
The City of Melbourne has a history
of utilising rating tools to assess the
sustainability of buildings. A proposed
draft amendment signals that the City
of Melbourne is looking to extend
the use of rating tools, and associated
performance requirements, to a
broader range of land uses and
with more onerous performance
requirements.
Rather than utilising rating tools, the
City of Brisbane includes independent
performance criteria within its City
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Plan and provides technical guidance
to demonstrate how the criteria can
be met. The approaches taken by
both the City of Melbourne and the
City of Brisbane require applicants
to engage an appropriately qualified
consultant to certify the adequacy
and accuracy of information provided.
Many overseas jurisdictions are
utilising rating tools to regulate
the energy efficiency of new
development, however this approach
is far from uniform. Many jurisdictions
regulate energy efficiency by setting
performance criteria unrelated to
rating tools and by ensuring detailed
and robust information is provided at
DA stage.
As can be seen in both the Australian
and overseas examples provided,
planning provisions regarding energy
use generally contain one or more of
the following:
• Performance criteria associated
with the use of a rating tool;
• Performance criteria independent
of the use of a rating tool (for
example, on-site renewable
energy targets);
• Incentivised performance criteria;
• Mandated technologies;
• Particular development
application submission
requirements; or
• Guidance to applicants regarding
energy efficiency.

Those local authorities that appear to
be more sustainability-oriented and
aim for a comprehensive approach
tend to utilise more of the above
mechanisms but apply them in such
a way that is commensurate with the
scale of development. For example,
some authorities merely provide
guidance regarding energy efficiency
for small development but more
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onerous provisions, such as mandated
performance criteria, for larger and
more complex development.

2.	What is best
practice?
The analysis of the planning
documents from other jurisdictions
has shown that ‘best practice’
approaches to the regulation
of energy use generally do the
following:
• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact
of the development;
• Set ambitious, although not
unreasonable, performance
criteria where appropriate;
• Incorporate provisions that are
clear and easy to understand;
• Link to a clear strategic vision or
policy;
• Incorporate provisions that are
accepted by the development
industry; and
• Fit within development
assessment framework
These criteria are discussed in turn:
Utilise a broad range of mechanisms
and apply them in such a way that
is commensurate with the scale and
likely impact of the development – The
utility in adopting a broad range
of regulatory mechanisms is that
a comprehensive approach to the
regulation of energy efficiency can be
achieved. In this regard, best practice
could be considered as regulation
that ensures all forms of development
at all scales are regulated to some
degree regarding their use of energy.
Ideally, more stringent assessment
procedures and performance
requirements apply to larger, more
complex developments.

Page 27

Set ambitious, although not
unreasonable, performance criteria –
While guidelines play an important
role, ambitious performance criteria
and submission requirements that
require the applicant to consider
energy use, where appropriate, are
considered to represent best practice.
In order to ensure requirements are
reasonable and achievable, other
criteria must be met, including that
they are generally accepted by the
development industry.

The best regulation makes use of
information that is readily available
at development application stage or
construction certificate stage.

Are clear and easy to understand – Best
practice regulation can be easily
understood. The requirements of
particular types development at
particular scales needs to be clear
and easily differentiated from the
requirements of other types of
development and from the same
type of development that is proposed
at a different scale.

There is a large degree of
inconsistency regarding local
authority regulation of energy use
in Australia. This inconsistency is
best highlighted by the different
approaches taken by the City of
Sydney, the City of Melbourne and
the City of Brisbane. The City of
Sydney largely provides guidance
to developers in the hope of
‘encouraging’ energy efficient design.
The City of Melbourne utilises rating
tools to assess the energy efficiency
of buildings and sets associated
performance requirements. The
City of Brisbane sets independent
performance requirements separate
to any rating tool.

Link to a clear strategic vision or policy
– Best practice planning provisions
are underpinned by a strong strategic
vision. In this regard, planning
provisions must have an explicit link
with Council’s corporate strategic
documents.
Are generally accepted by the
development industry – Best practice
regulation regarding energy efficiency
must be broadly accepted by the
development industry. While some
developers may resist the imposition
of new provisions, best practice
provisions generally gain widespread
support in the development industry.
Fit within development assessment
framework – Best practice provisions
regarding energy efficiency must
be easy to use in the development
assessment process. Well intended
provisions can be rendered useless
if they do not align with the
development assessment process.
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Stage 2 – Conclusion
Stage 2 involved researching
how other local authorities both
in Australia and overseas have
incorporated energy use objectives
into planning documents. This
was done to identify best practice
planning provisions and processes.

A similar degree of inconsistency is
evident in overseas jurisdictions. An
increasing number utilise rating tools
to regulate the energy efficiency
of new development, however
this approach is far from uniform.
Many jurisdictions regulate energy
efficiency by setting performance
criteria unrelated to rating tools and/
or by ensuring detailed and robust
information is provided at DA stage.
Despite this inconsistency, the
analysis of the planning documents
from other jurisdictions has shown
that ‘best practice’ provisions
regarding energy efficiency generally
do the following:

ESD Best Practice Project – ENERGY
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• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact
of the development;
• Set ambitious, although not
unreasonable, performance
criteria where appropriate;
• Are clear and easy to understand;
• Link to a clear strategic vision or
policy;
• Are generally accepted by the
development industry; and
• Fit within the development
assessment framework.
The main focus of Stage 3 will be to
utilise the above criteria to assess
whether North Sydney’s existing
approach and provisions can be
considered as ‘best practice’. If not,
it will seek to identify those best
practice provisions or practices from
other jurisdictions that can be applied
to the North Sydney context.
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En er g y Use / Effi ci en c y
S tag e 3 – R e v i e ws a n d R e co m m en dat i o ns
North Sydney LGA is already
intensively developed, however
Council and State government policy
documents suggest steady increases
in residential, office, business
and retail1 uses over the coming
decades2. The following reviews were
undertaken to identify improvements
to North Sydney draft DCP so as to
ensure best practice regulation of this
anticipated future development:
• A review of North Sydney draft
DCP provisions relating to
dwellings to ensure they do not
conflict with BASIX (Appendix B);
• A review of energy efficiency
provisions from other Australian
local authorities against North
Sydney draft DCP provisions
(Appendix A); and
• A review of North Sydney draft
DCP provisions against energy
efficiency best practice criteria
developed in Stage 2
(Appendix B).
The results of these reviews are
discussed below and subsequent
recommendations are presented.
As demonstrated at Stage 1 of
this report, there is little scope for
Council to control energy outcomes
in residential development and the
residential component of mixed use
development due to restrictions
imposed via SEPP (Building
Sustainability Index: BASIX) 2004.
The review of draft DCP provisions
relating to dwellings was undertaken
to ensure that they do not conflict
with BASIX (see Appendix B). The

results of this review show that,
despite some minor amendments
to clarify applicability and ensure
consistency, all existing provisions
that relate directly or indirectly
to energy use are of continuing
relevance for one or more of the
following reasons:
• They aim to improve amenity
which is not covered in BASIX
assessments;
• They aim to ‘encourage’ the
adoption of measures beyond
those required by BASIX without
requiring them or aim to provide
guidance which will assist in the
achievement of BASIX targets; or
• They apply to alterations and
additions valued at less than
$50,000, which are not covered
by BASIX.
The majority of community emissions
in North Sydney LGA are from
electricity and gas consumption
from commercial buildings including
office, business and retail (56.4%)3.
For this reason, the bulk of work
and subsequent recommendations
relate to office, business and retail
developments. Restaurants, which are
traditionally relatively energy intensive
compared to other land uses are
defined as retail premises under draft
LEP 2012.
Appendix A lists policies from
other Australian jurisdictions, some
of which aim to be leaders in
environmental sustainability. Each
chosen jurisdiction has a substantial
amount of non-residential floor space
or projects substantial growth in non-

residential floor space. The policies
relate to energy use in non-residential
developments, are contained
in planning documents and are
enforced through the development
assessment and approval process.
These provisions were compared
with North Sydney draft DCP2012
provisions in order to ensure that the
draft DCP includes:
• Commensurate provisions to
DCPs in other jurisdictions;
• Provisions that are written
as clearly and concisely as
similar provisions from other
jurisdictions; and
• Provisions that apply to the same
use and size of development
as similar provisions in other
jurisdictions.
The resultant recommendations
aim to ensure that the breadth,
clarity and robustness of energy
use regulation via draft DCP2012 are
commensurate with best practice
energy use regulation in other
Australian jurisdictions. While many
recommendations seek to improve
the wording or location of provisions
within the document to ensure clarity
or applicability to all appropriate
development, a common finding
was that other Australian jurisdictions
make better use of thresholds and
are therefore better able to target
regulation according to the likely
impact of the development.
Draft DCP2012 provisions were also
assessed against the best practice
criteria identified during Stage 2 of
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this project (see Appendix B). On the
whole, draft DCP2012 did not perform
well against the following criteria:
• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact
of the development; and
• Incorporate provisions that are
clear and easy to understand.
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A review of assessment reports failed
to indicate whether relevant DCP
2002 provisions are being considered
or implemented.

To rectify this situation in regards to
energy efficiency it is recommended
that thresholds be introduced for all
non-residential development types at
the beginning of the Efficient Use of
Resources sub-sections in Sections 2
and 3 of draft DCP2012 (see Table B).

This process allowed for the
identification of further opportunities
to improve the clarity of individual
provisions and to ensure appropriate
applicability of individual provisions.
To this end, many of the subsequent
recommendations seek to improve
the wording of individual provisions
or change the location of individual
provisions within the document.
However, echoing the findings of
the review at Appendix A, the review
at Appendix B found that there is
little application of thresholds and
it is often not clear what provisions
apply to what type and size of
development. Indeed it often
appears that all provisions apply to
all development unless expressly
stated in the wording of individual
objectives or provisions. This lack
of structure means that, while a
broad range of mechanisms may be
included in the draft DCP, it is difficult
to see how they will be applied
in a manner commensurate with
the scale and likely impact of the
development. The lack of structure
also makes individual provisions
difficult to contextualise and,
therefore, understand. A similar lack of
structure in DCP 2002 has resulted in
some provisions being overlooked by
developers and assessment officers.

1 Retail premises include bulky goods premises,
cellar door premises, food and drink premises,
garden centres, hardware and building supplies,
kiosks, landscaping material supplies, markets, plant
nurseries, roadside stalls, rural supplies, shops, timber
yards, vehicle sales or hire premises, but do not
include highway service centres, service stations,
industrial retail outlets or restricted premises.
2 Draft Inner North Sub-regional Strategy 2007; North

Sydney Local Development Strategy 2009; North
Sydney Residential Development Strategy 2009.
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3 North Sydney Council Greenhouse Action Plan

2010-2015.

Threshold/size

An Efficient Use of Resources Commitment Table (to be
completed by the applicant); AND

2000m²-5000m²

>5000m²

An Efficient Use of Resources Commitment Table (to be
completed by the applicant).

<200m²-2000m²

- Compliance with / consideration of (as relevant) every
DCP provision within Efficient Use of Resources subsection.

Compliance with / consideration of (as relevant) every
DCP provision within Efficient Use of Resources subsections.

The development must comply with the relevant
performance targets as if it were a new development.

Compliance with / consideration of (as relevant) every
DCP provision within Efficient Use of Resources subsections.

Proposed performance target

A NABERS Energy Commitment Agreement OR if a
- The Commitment Agreement must be for a 4.5 star
NABERS Energy rating tool is not available for the
NABERS rating for the base building, whole building, or
particular type of non-residential development proposed, tenancies as appropriate.
an Energy Efficiency Report from a suitably qualified
- If an Energy Efficiency Report is required it must
consultant that sets out proposed energy efficiency
demonstrate that a high level of energy efficiency will
measures; AND
be achieved.

A NABERS Energy Commitment Agreement OR if a
- The Commitment Agreement must be for a 4.5 star
NABERS Energy rating tool is not available for the
NABERS rating for the base building, whole building, or
particular type of non-residential development proposed, tenancies as appropriate.
an Energy Efficiency Report from a suitably qualified
- If an Energy Efficiency Report is required it must
consultant that sets out proposed energy efficiency
demonstrate that a high level of energy efficiency will
measures.
be achieved.

The development must comply with the relevant
submission requirements as if it were a new
development.

An Efficient Use of Resources Commitment Table (to be
completed by the applicant).

Proposed submission requirement

Alterations affecting more
than half the original
building or tenancy
(measured over the roof
and the outer walls)

All non-residential Alterations affecting less
than half the original
building or tenancy
(measured over the roof
and the outer walls)

Use

Table B
Proposed non-residential thresholds, submission requirements and performance targets
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- If a Sustainability Report which includes an Efficient
Use of Resources Commitment Table is required, it
must demonstrate compliance with / consideration
of (as relevant) DCP provisions within the Efficient
Use of Resources sub-section and demonstrate that
the development will achieve a very high degree of
environmental sustainability.

- The base building, or the whole building where there
is to be one tenant to occupy the whole building, must
achieve a 5 star Green Star rating.

Evidence that the building design has been awarded a
Green Star rating OR if evidence of a Green Star rating
being awarded is not available at DA stage, OR if a Green
Star rating tool is not available for the particular type of
non-residential development proposed, a Sustainability
Report including an Efficient Use of Resources
Commitment Table (to be completed by suitably
qualified consultants) must be submitted.
>5000m²

Proposed performance target
Proposed submission requirement
Threshold/size
Use
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Table B
Proposed non-residential thresholds, submission requirements and performance targets
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This will ensure that the provisions
applying to particular types
and sizes of development are
understood by both applicants
and assessment planners. It will
ensure that no provisions can
be merely overlooked due the
number of provisions that may
apply.

It is particularly important when
setting thresholds for submission
requirements and performance
targets that a simple and easily
understood system is adopted that
is not overly complex. An overly
complex system will merely result
in the provisions being ignored
or not properly implemented. For
this reason, a simple range of size
thresholds for all non-residential
development is recommended.
Stage 2 demonstrated that while
size is a commonly used threshold
criteria, some other jurisdictions
also apply thresholds according
to use or cost or a combination of
criteria. However, size is considered
the most appropriate criteria for
thresholds in North Sydney for a
number of reasons including:
• There is often a direct
correlation between space
heating, cooling and lighting
and energy use;
• Development size is an easily
understood concept that
is less likely to be varied by
applicants so as to fit into
a desired development
assessment category;
• Mandatory disclosure of
NABERS ratings at the point
of lease or sale for office
buildings is triggered once
buildings or tenancies are of a
particular size;
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• Construction costs can vary
greatly during the life of a
comprehensive DCP and
bear little relation to the
energy requirements of the
development.

It is therefore proposed that,
consistent with best practice,
planning provisions be applied in
such a way that is commensurate
with the scale, and by correlation,
the likely impact of development
(see Figure A). Large developments
will be expected to go through
a more rigorous assessment
process than small developments.
The 2000m² threshold for nonresidential development is based
on the threshold for mandatory
disclosure. The 5000m² threshold
is based on the assumption
that developments of this size
can be considered significant
development.
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Figure A –
Recommended use of assessment mechanisms that is commensurate with the scale
and likely impact of the development

The lodgement of an Efficient Use
of Resources Commitment Table
for development less than 5000m²
in size will ensure that the overall
sustainability of the development
is considered by the applicant and
all relevant DCP provisions are
considered or complied with as
relevant. Energy efficiency is only one
consideration within the Efficiency
Use of Resources DCP section. Further,
it is recommended that the Efficient
Use of Resources Commitment
Table be included within assessment
reports. This will allow for audits
of individual provisions to be
undertaken more easily and will
ensure all relevant provisions are
given due consideration in the
assessment process.
Once proposed developments
are over 2000m² in size it is not
considered unreasonable for them

to achieve more onerous energy
efficiency requirements. Therefore
a 4.5 star NABERS commitment
agreement (or agreed equivalent) is
required for all development greater
than 2000m².
Once proposed developments are
over 5000m² in size the requirement
to submit an Efficient Use of
Resources Commitment Table is
replaced with a requirement for
evidence that the building design
has been awarded a 5 star Green Star
rating (or agreed equivalent). As with
the Efficient Use of Resources DCP
Section, energy efficiency is only one
consideration within the Green Star
rating tool. The difference is that the
Green Star tool sets more onerous
submission requirements and
performance targets.

The use of NABERS and Green Star
rating schemes is consistent with
an increasing trend towards linking
planning requirements to industry
accepted building rating tools.
The proposed structured use of
thresholds as well as the identification
of ‘agreed equivalents’ means
that the concerns raised in Stage
1 regarding the use of third party
rating tools can be appropriately
managed. The identified disjuncture
between the use of the Green Star
rating tool and the development
assessment process can be overcome
through the use of other equivalent
information that is available at the
development application stage. For
example, if evidence of a Green Star
rating being awarded is not available
at DA stage a Sustainability Report
from a suitably qualified consultant
that demonstrates a commitment
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to achieve a very high degree of
sustainability would be required.
The identified lack of certainty that
what is approved will reflect actual
outcomes; the lack of certainty
regarding energy performance under
the Green Star tool; as well as the
potential lack of transparency and
accountability can all be overcome
through the requirement that all
development that requires a 5 star
Green Star rating also requires a
4.5 star NABERS Energy rating. The
required NABERS commitment
agreement will ensure:
• that the performance of the
building ‘as built’ is monitored
to ensure the required rating is
actually achieved;
• that the energy criterion within
the Green Star tool is not
compromised by off-setting low
energy scores with high scores
against other criteria; and
• that any weakening of the
energy criteria within the
Green Star rating tool will not
impact outcomes separate
to government oversight
(as NABERS is government
managed).
The concern regarding the potential
duplication of other DCP provisions
becomes redundant, as once
proposed developments are over
5000m² in size the requirement to
submit an Efficient Use of Resources
Commitment Table is replaced
with a requirement for evidence
that the building design has been
awarded a 5 star Green Star rating
(or agreed equivalent). The need for
developments between 2000m² and
5000m² to address energy efficiency
via both an Efficient Use of Resources
Commitment Table and a NABERS
Energy commitment agreement is
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considered appropriate and does not
represent unnecessary duplication.
Similarly, the need for developments
over 5000m² in size to consider
energy efficiency, via both the
NABERS commitment agreement and
Green Star, is considered appropriate
as each rating tool has different
energy efficiency criteria and different
weightings.

The recommendations contained in
this report, if implemented, will result
in a best practice approach to the
regulation of energy efficiency in new
development in North Sydney. This
will be achieved because the energy
efficiency provisions in draft DCP 2012
will:
• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact
of the development;
• Set ambitious, although not
unreasonable, performance
criteria where appropriate;
• Be clear and easy to understand;
• Link to a clear strategic vision or
policy;
• Be generally accepted by the
development industry; and
• Fit within the development
assessment framework.
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Recommendations
1.	Table C contains recommendations derived from the reviews at Appendices A & B. It is recommended that Council
adopt the changes to draft DCP 2012 as outlined in Table C.

Table C – Recommended changes to draft LEP 2012 and draft DCP 2012
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

1

Require assessment
reports to include
Efficient Use of Resources
Compliance Table.

N/A

N/A

2

Restructure DCP
submission requirements
and rating tool thresholds
according to use and size.

As per Table B.

Beginning of s.2.6 and
s.3.5 – Efficient Use of
Resources.

3

Insert new DCP provision.

Lighting for streets, parks and any other public domain
spaces provided as part of a development should be
energy efficient LED lighting.

S.2.6.1 – Energy Efficiency.

4

Insert new DCP provision.

In multi-floor or multi-tenant or strata-subdivided
S.2.6.1 – Energy Efficiency.
developments, electricity sub-metering is to be provided for
light, air-conditioning and power within each floor and/
or tenancy and/or strata unit. Locations are to be identified
on the development plans. Electricity sub-metering should
be provided for significant end uses that will consume
more than 10,000 kWh/a.

5

Insert new DCP provision.

Car parking areas should be designed and constructed so
that electric vehicle charging points can be installed at a
later time.

S.2.6.1 – Energy Efficiency.

6

Insert new DCP provision.

Where appropriate and possible, the development of the
public domain should include electric vehicle charging
points or the capacity for electric vehicle charging points
to be installed at a later time.

S.2.6.1 – Energy Efficiency.

7

Amend and relocate
existing DCP provision.

Where the proposed development involves the installation
of any of the following:

From S.2.6.1 – Energy
Efficiency (Residential); To
S.2.6.1 – Energy Efficiency
(General)

(a)
(b)
(c)
(d)

hotwater systems;
clothes drier;
dishwasher;
fixed air conditioning systems (including reverse
cycle systems);
(e) fixed heating systems;

& S.3.5.1 – Energy Efficiency.

they must have a minimum energy star rating of 4.5 stars.
8

Insert new DCP provision.

Improve the control of mechanical space heating and
cooling by designing heating/cooling systems to target
only those spaces which require heating and cooling, not
the whole building.

S.2.6.1 & S.3.5.1 – Energy
Efficiency.

9

Insert new DCP provision.

Improve the efficiency of hot water systems by insulating
hot water systems.

S.2.6.1 & S.3.5.1 – Energy
Efficiency.
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

10

Insert new DCP provision.

Reduce reliance on artificial lighting by designing lighting
systems to target only those spaces which require lighting
at any particular ‘off-peak’ time, not the whole building.

S.2.6.1 & S.3.5.1 – Energy
Efficiency.

11

Insert new DCP provision.

East and west facing glazing should be minimised and
fully shaded at the summer solstice.

S.2.6.2 & S.3.5.2 – Passive
Solar Design

12

Insert new DCP provision.

Heat loss is minimised by awnings, shutters or doubleglazing.

S.2.6.3 & S.3.5.3 – Thermal
mass and insulation.

13

Amend existing DCP
objective.

To achieve more even, year-round average temperature,
making the building more comfortable for occupants and
resulting in less demand for artificial heating or cooling.

S.2.6.3 & S.3.5.3 – Thermal
mass and insulation
(Objectives)

13a

Amend existing DCP
objective.

Ceiling/roof insulation must be rated R3.0 or equivalent
S.1.6.3; S.2.6.3 & S.3.5.3
and wall insulation must have an R1.5 or equivalent rating. - Thermal Mass and
Insulation of cavity brick walls is not required. These ratings Insulation
are based on AS 2627: Part 1-1993.

14

Amend existing DCP
objective.

To ensure that the site layout and building orientation
S.2.6.2 – Passive Solar
allows for maximum solar access and are adapted to local Design (Objectives)
climatic conditions and prevailing site characteristics.

15

Insert new DCP provision.

Optimise natural light access to reduce the amount of
energy used to run artificial lighting (limiting the internal
depth of the building allows efficient use of natural light).

S.2.6.2 & S.3.5.2 – Passive
Solar Design

16

Insert new DCP provision.

Wherever possible solar hot water systems should be
provided.

S.2.6.1 & S.3.5.1 – Energy
Efficiency.

17

Insert new DCP provision.

Fixed heating and cooling systems are not encouraged.

S.2.6.1 & S.3.5.1 – Energy
Efficiency.

18

Insert new DCP provision.

Locate appliances and equipment that generate waste
heat, (such as copiers) in areas separated from the spaces
requiring cooling.

S.2.6.1 & S.3.5.1 – Energy
Efficiency.

19

Relocate existing DCP
provision.

Use building materials that are non toxic, have a low
embodied energy and are sourced from renewable and
abundant resources.

From S.2.6.2 & S.3.5.2
– Passive solar design;
To S.2.6.8 and S.3.5.8 –
Building Materials

20

Insert new DCP provision.

If landscaping is proposed as part of the development, a
documented landscape design concept shows how the
landscaping contributes to energy efficiency by providing
substantial shade in summer, especially to west-facing
windows and open car park areas, and admitting winter
sunlight to outdoor and indoor living and working areas.

S.1.6.2, S.2.6.2 & s.3.5.2 –
Passive Solar Design

21

Amend title of DCP subsection.

Thermal Mass and Insulation

S.2.6.3 & S.3.5.3 – Thermal
Mass and Insulation

22

Insert new DCP objective.

To ensure that buildings are designed such that the air
conditioning plant meets performance requirements,
while minimising energy usage.

S.2.6.1 & S.3.5.1 – Energy
Efficiency

23

Insert new DCP objective.

To ensure that all dwellings have reasonable access to
sunlight and daylight.

S.2.3.7 – Solar access
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Table C – Recommended changes to draft LEP 2009 and draft DCP 2010
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

24

Insert new DCP provision.

Avoid providing apartments that have a sole orientation
to the south. Where south facing apartments can not
be avoided, ensure that they are provided with adequate
access to natural light (e.g. by providing enlarged
windows, skylights and the like).

S.1.3.7 – Solar access

25

Insert new DCP provision.

Ensure that the development does not reduce the energy
efficiency of buildings in the vicinity.

S.1.6.1 – Energy Efficiency

26

Relocate existing DCP
provision.

Incorporate on-site renewable energy sources to
supplement energy needs during daily peak energy use.

From S.2.6.2 – Passive Solar
Design; To S.2.6.1 & S.1.6.1 –
Energy Efficiency.

27

Delete DCP provision.

Locate windows and openings in line with each other, and From S.2.6.2 & S.3.5.2 –
with prevailing breezes.
Passive Solar Design.

28

Relocate existing DCP
provision.

Use movement controlled lighting and mechanical
ventilation in public areas.

From S.2.6.2 & S.3.5.2 –
Passive Solar Design; To
S.1.6.1, 2.6.1 & S.3.5.1 –
Energy Efficiency.

29

Relocate existing DCP
provision.

Use solar powered lighting for external areas.

From S.2.6.2 & S.3.5.2 –
Passive Solar Design; To
S.1.6.1, 2.6.1 & S.3.5.1 –
Energy Efficiency.

30

Insert new DCP objective.

To ensure that workers are provided with direct access to
fresh air and to assist in promoting thermal comfort for
occupants.

S.2.6.4 – Natural
Ventilation.

31

Relocate existing DCP
provision.

Eaves on north facing walls should completely shade any
glazing on that wall from October to late February. To
calculate the extent of eaves overhang, draw a section
and extend a line from the base of the window at 70º. The
outer edge of the eaves should reach this line.

From S.1.6.5 – Building
Design; To S.1.6.2 – Passive
Solar Design.

32

Relocate existing DCP
provision.

Consideration should be given to using north facing
From S.1.6.5 – Building
pergolas to shade walls and windows (deciduous vines
Design; To S.1.6.2 & S.2.6.2
can be trained over the pergola to provide effective cooling – Passive Solar Design.
in warm weather).

33

Relocate existing DCP
provision.

Where a north facing pergola contains fixed louvres, space
and orient the louvres so that a line between the top of
one blade and the bottom of the next makes an angle of
70o.

From S.1.6.5 – Building
Design; To S.1.6.2 & S.2.6.2
– Passive Solar Design.

34

Relocate existing DCP
provision.

Angle louvres to correspond to the lowest altitude angle
the sun reaches at noon in winter (31o in Sydney).

From S.1.6.5 – Building
Design; To S.1.6.2 & S.2.6.2
– Passive Solar Design.

35

Relocate existing DCP
provision.

Provide adjustable awnings, shutters and external louvres
on east and west facing windows.

From S.1.6.5 – Building
Design; To S.1.6.2 – Passive
Solar Design.

36

Relocate existing DCP
provision.

From S.1.6.5 – Building
Where main living areas are oriented northwards, aim to
achieve a glazed area of 30% of the dwelling’s floor area in Design; To S.1.6.2 & S.2.6.2
– Passive Solar Design.
this direction.
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Table C – Recommended changes to draft LEP 2009 and draft DCP 2010

30

No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

37

Relocate existing DCP
provision.

East and west facing glazing should be minimised and
fully shaded at the summer solstice.

From S.1.6.5 – Building
Design; To S.1.6.2 – Passive
Solar Design.

38

Relocate existing DCP
provision.

South facing glazing should be kept to a minimum to
reduce winter heat losses.

From S.1.6.5 – Building
Design; To S.1.6.2 & S.2.6.2
– Passive Solar Design.

39

Insert new DCP objective.

To maximise the energy efficiency of buildings.

S.2.6.8 – Building Materials.

40

Insert new DCP provision.

Buildings should use lighter coloured materials and finishes S.2.6.8 – Building Materials.
on main external parts of the building.

41

Delete DCP provision.

Must comply with the minimum energy star rating
identified in P4 to subsection 1.6.1.

From S.1.6.7 – Hotwater
Systems.

42

Insert new DCP
subsection.

Hotwater Systems.

Part B. Section 2 Commercial & Mixed Use
Development.

43

Insert new DCP provision.

New hotwater systems installed in dwellings must not
solely rely on electrical mains power to heat the water (n.b.
sole electrical hotwater systems are to be phased out by
2012).

Under new Hotwater
Systems subsection in
Section 2.

44

Insert new DCP provision.

Install solar powered water heaters on any residential
development. Solar powered water heaters may be either
gas or electrically boosted, but boosting should be limited
to a maximum of 50% of total heating requirement with
the remainder of heating requirements achieved through
solar gain.

Under new Hotwater
Systems subsection in
Section 2.

45

Insert new DCP provision.

Where it can be demonstrated that insufficient solar access Under new Hotwater
is available for a solar powered system install a heat pump Systems subsection in
or natural gas system.
Section 2.

46

Insert new DCP provision.

Centralise solar or heat pump hot water systems in larger
scale residential flat buildings or attached dwelling
developments, to achieve economies of scale.

47

Insert new DCP provision.

Where it can be demonstrated that the installation of a
Under new Hotwater
low greenhouse gas emission water heating system for a
Systems subsection in
dwelling or dwellings would require additional expenditure Section 2.
which is not cost-effective over a five year period other
systems may be considered.

48

Relocate existing DCP
objective.

To encourage the use of energy efficient lighting.

From s.2.3.5 & S.3.2.7 –
Artificial Illumination; To
S.2.6.1 & S.3.5.1 – Energy
efficiency.

49

Relocate existing DCP
provision.

Energy efficient lighting and technology should be used
to reduce energy consumption. Consider the use of solar
powered illumination.

From s.2.3.5 & S.3.2.7 –
Artificial Illumination; To
S.1.6.1, S.2.6.1 & S.3.5.1 –
Energy Efficiency.

50

Insert new DCP provision

Use of timers and sensors should be used to minimise
energy consumption.

S.1.6.1, S.2.6.1 & S.3.5.1 –
Energy Efficiency.

Under new Hotwater
Systems subsection in
Section 2.

ATTACHMENT TO PDS01 - 13/05/13

Page 39

31

Table C – Recommended changes to draft LEP 2009 and draft DCP 2010
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

51

Amend existing DCP
provision.

Use of timers and sensors should be used to minimise sky
glow.

S.2.3.5 and S.3.2.7 –
Artificial Illumination.

52

Amend existing DCP
provision.

Solar access is to be maintained to private open spaces
and balconies, or windows to main living areas of
adjacent mixed use buildings for a minimum of 2hrs/day
measured on June 21st.

S.2.5.6 – Private Open
Space.

53

Insert new DCP subsection.

Sustainable roofs

S.1.6.10; S.2.6.10; and
S.3.5.10

54

Insert new DCP objectives. Ob. To produce renewable energy;
Ob. To produce solar hot water;
Ob. To reduce internal heating and cooling
requirements;
Ob. To improve the aesthetics and amenity of the
urban environment;
Ob. To increase biodiversity;
Ob. To reduce stormwater flows;
Ob. To improve stormwater quality;
Ob. To improve air quality;
Ob. To reduce the urban heat island effect;
Ob. To improve the efficiency of photovoltaic cells;
Ob. To sequester carbon;
Ob. To improve the life-span of roof membranes;
Ob. To reduce noise pollution; and
Ob. To allow for food production where appropriate;
and
Ob. To provide accessible roof space.

S.1.6.10; S.2.6.10; and
S.3.5.10 - Sustainable roofs

55

Insert new DCP provision.

S.1.6.10; S.2.6.10; and
S.3.5.10 - Sustainable roofs

Pr. Development applications for buildings or parts of
buildings with generally flat roofs are to submit a roof
top plan demonstrating how the available roof space
contributes to the achievement of five or more of the
above objectives.
Available roof space’ excludes:
• Roof plant;
• Lift overruns.
‘Available roof space’ includes but is not limited to:
• roof top gardens, terraces and recreational
spaces.
Council encourages the provision of green roofs
(extensive, intensive or a hybrid or combination) to
achieve many of the above objectives.
The North Sydney Council Green Roof Resource
Manual should be consulted for technical guidance on
the design, construction and maintenance of green
roofs.
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S tag e 1 – R e gu l ato ry En v i r o n m en t
A review of the existing regulatory
environment regarding energy
production represents the first key
deliverable of the ESD Best Practice
Project (Energy). It forms the basis
for understanding the legal powers
available to Council to influence
energy production through new or
amended planning provisions. The
review of the existing framework
provides an understanding of the
extent to which Council’s strategic
visions and goals can realistically
be incorporated into planning
mechanisms.
As the ESD project is essentially a
green audit of Council’s existing
planning controls, this section mainly
deals with energy production at the
scale of individual buildings. However,
it is recognised that an additional
contribution to energy production
and efficiency of use can come from
district-based energy systems which
extend beyond the boundaries of
individual development sites. District
based systems are discussed in Stage
2 when examining best practice local
authority initiatives.

32

Energy Production Commonwealth

Energy Production –
State (NSW)

There are no mandated
Commonwealth requirements
regarding energy production at the
scale of individual buildings.

State Environmental Planning Policy
(Infrastructure) 2007 regulates
electricity generating works
including solar energy systems. The
SEPP broadens the permissibility
of electricity generating works and
stipulates standards for undertaking
works as exempt development or
complying development. Tables A, B
and C summarise the main changes
to permissibility and associated
controls as specified in SEPP
(Infrastructure) 2007 for photovoltaic
systems, small wind turbine systems
and gas powered co- and trigeneration systems. ‘N/A’ indicates
that the SEPP is silent regarding the
assessment route and controls for a
particular development in a particular
zone.

A price on carbon
The introduction of a price on
carbon in mid-2012 sent a price
signal through the economy thus
making cleaner decentralised energy
production cheaper relative to fossil
fuel based energy. The degree of
impact that the price on carbon is
having is dependent on a range of
factors, including the price to be paid
per tonne of emissions, the inclusion
and exclusion of certain industries
from the scheme and the design
of compensation arrangements.
Anecdotal evidence suggests that
developers and building managers
are looking to future proof their
developments from rises in energy
costs by investing in energy
production technologies such as
photovoltaic cells and co- & trigeneration systems.

All other
zones

o 1.5m max from building
o Does not face primary road and 0.5m max from building (if
heritage item or in heritage cons. area)
o 10kW max output

If roof mounted:

o 150m² max area
o 5m max height
o 3m min from boundary
o	Not visible from primary road (if heritage item or in
heritage cons. area)
o 10m from non-associated dwelling if more than 10kW
output

If ground mounted:

o 0.5m max from roof or wall (if facing primary road)
o 1m max from building (if not facing primary road)
o 1m min from boundary if more than 0.5m from building (if
not facing primary road)
o Does not face primary road and 0.5m max from building (if
heritage item or in heritage cons. area)
o 10kW max output

If roof mounted:

Res zones If ground mounted:
excl.
o 150m² max area
MU
o 5m max height
o 3m min from boundary
o	Not visible from primary road (if heritage item or in
heritage cons. area)
o 10m from non-associated dwelling if more than 10kW
output

Exempt

500m² max area
10m max height
10m min from boundary
50m min from non-associated dwelling if over 10kW
output

500m² max area
10m max height
10m min from boundary
50m min from non-associated dwelling if over 10kW
output

o 3m max from building

If roof mounted:

o
o
o
o

If ground mounted:

Not in heritage cons. area.

o 0.5m max from roof or wall (if facing primary road)
o 1.5m max from building (if not facing primary road)
o 1m min from boundary if more than 0.5m from building

If roof mounted:

o
o
o
o

If ground mounted:

100kW max output.

Not in heritage cons. area.

Complying

Permissible.

Permissible.
100kW max output.

DA

Table A:
Summary of main controls under SEPP (Infrastructure) 2007 regarding photovoltaic electricity generating
systems (i.e. solar panels) by zone*
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34

N/A

If roof mounted:
o 4 turbines permitted
o 5m max height from building

If ground mounted:
o 3 turbines permitted
o 35m max height

Not in heritage cons. area.
25m min from non-associated dwelling if 0-70dB(A).
40m min from non-associated dwelling if 71-80dB(A).
126m min from non-associated dwelling if 81-90dB(A).
200m min from non-associated dwelling if >91dB(A).
200m min from non-associated dwelling if unknown source sound power level.
100kW max output.

If roof mounted:
o 2 turbines permitted
o 3m max height from building
o	Not facing primary road

If ground mounted:
o 1 turbine permitted
o 18m max height
o	Not forward of bldg line

Not in heritage cons. area.
25m min from non-associated dwelling if 0-70dB(A).
40m min from non-associated dwelling if 71-80dB(A).
126m min from non-associated dwelling if 81-90dB(A).
200m min from non-associated dwelling if >91dB(A).
200m min from non-associated dwelling if unknown source sound power level.
10kW max output.

Complying

Permissible.

Permissible.
10kW max output.
18m max height.

DA

ESD Best Practice Project – ENERGY

Ind. & SU
zones

Res zones N/A
excl.
MU

Exempt

Table B:
Summary of main controls under SEPP (Infrastructure) 2007 regarding small wind turbine systems by zone*
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N/A

If roof mounted:
o 4 turbines permitted
o 5m max height from building

If ground mounted:
o 2 turbines permitted
o 26m max height

Not in heritage cons. area.
25m min from non-associated dwelling if 0-70dB(A).
40m min from non-associated dwelling if 71-80dB(A).
126m min from non-associated dwelling if 81-90dB(A).
200m min from non-associated dwelling if >91dB(A).
200m min from non-associated dwelling if unknown source sound power level.
100kW max output.

Complying
Permissible.

DA

N/A

N/A

N/A

Ind. & SU
zones

All other
zones

*Note: The above tables are not comprehensive and are for general information purposes only.

N/A

N/A

Complying

Res zones N/A
excl.
MU

Exempt

N/A

Permissible

N/A

DA

Table C:
Summary of main controls under SEPP (Infrastructure) 2007 regarding co- and tri-generation systems by zone*

All other
zones

Exempt

Table B:
Summary of main controls under SEPP (Infrastructure) 2007 regarding small wind turbine systems by zone*
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Energy Production Local (North Sydney
Council)
None of the provisions contained
in draft Local Environmental Plan
2012 (draft LEP 2012) directly relate
to energy production. However,
an objective of draft LEP 2012 is ‘to
promote ecologically sustainable
development’ of which a reduction in
greenhouse gas emissions resulting
from the use of carbon intensive
energy is an obvious component.
‘Electricity generating works’ are
prohibited in all zones under draft LEP
2012. The prohibition is reversed via
SEPP (Infrastructure) 2007 for the SP1
Special Activities, SP2 Infrastructure,
IN2 Light Industrial and IN4 Working
Waterfront zones.
Draft DCP 2012 does not contain any
objectives directly relating to energy
production. However, a number of
provisions potentially influence the
location of solar panels and protect
their utility. The table at Appendix D
shows which provisions apply to:

Discussion:

1. Does the regulatory
framework at
Commonwealth and
State levels allow scope
for intervention or
initiatives at the local
level to achieve energy
production objectives?
SEPP (Infrastructure) 2007 is the
primary instrument through which
energy production is regulated in
NSW. If there is any inconsistency
between the SEPP and an LEP, the
SEPP prevails to the extent of the
inconsistency. However if the SEPP is
silent regarding a particular zone then
an LEP can make provision about how
a particular electricity generating
work is to be treated in that zone.

Exempt

Complying

DA

Solar

No. Exempt
development
permitted and
regulated in all
zones via SEPP
(Inf.) 2007.

No. Complying
development
permitted and
regulated in all
zones via SEPP
(Inf.) 2007.

Permissibility for all
zones occurs via SEPP
(Inf.) 2007. Scope
for introduction of
appropriate planning
regulation (except for
residential zones due
to BASIX).

Wind

Scope for
inclusion and
regulation of
wind turbines
as exempt
development in
LEP.

No. Complying
development
permitted and
regulated in all
zones via SEPP
(Inf.) 2007.

Permissibility for all
zones occurs via SEPP
(Inf.) 2007. Scope
for introduction of
appropriate planning
regulation (except
for residential zones
due to BASIX).

Co- & trigen

Scope for
inclusion and
regulation of co& tri-generation
as exempt
development in
LEP.

Scope for
inclusion and
regulation of co& tri-generation
as complying
development in
LEP.

Scope for broadening
permissibility via
LEP. Scope for
introduction of
appropriate planning
regulation (except for
residential zones due
to BASIX).

• Section 2: Commercial and mixed
use development;

36

Table D shows where potential exists
for intervention via LEPs to promote
the uptake of energy production.

Table D:
Scope for intervention via LEPs and DCPs

• Section 1: Residential
development;

• Section 3: Non-residential
development in residential zones.
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Solar
The SEPP makes solar energy
systems, including photovoltaic
electricity generating systems and
solar hot water systems, permissible
in any zone with consent (s.34(7)),
although a restriction on output
of photovoltaic systems applies in
residential zones (s.34(8)). Those
systems that cannot be carried
out as exempt or complying
development must be the subject
of a development application and
if located in a residential zone, must
comply with the restriction on
output.
Solar energy systems can be
installed as exempt or complying
development in all zones if certain
restrictions are met (s.39(3) and
s.37(2) respectively). Generally, size,
location and output specifications
are much more restrictive for exempt
development than complying
development. However exempt
development is able to be carried out
in a greater number of situations. For
example, standard domestic-scale
solar panels are not able to be carried
out as complying development in
heritage conservation areas but are
instead able to be carried as exempt
development if certain restrictions
are met. Specifications also vary for
exempt and complying solar energy
systems depending on whether
the system is ground-mounted or
mounted on a building.
As the exempt and complying
development provisions contained in
the SEPP cover all of North Sydney’s
zones, there is no scope for Council
to introduce different and potentially
less restrictive provisions.
Public authorities are able to install
solar energy systems without consent
under the SEPP if it is ancillary to

an existing infrastructure facility,
however a restriction on output
applies if the system is a photovoltaic
electricity generating system (s.36(3)).

Wind
SEPP (Infrastructure) 2007 makes small
wind turbine systems permissible
in any zone with consent (s.34(5)),
although restrictions on height
and output are placed upon those
in residential zones (s.34(6)). Those
systems that cannot be carried
out as exempt or complying
development must be the subject
of a development application and
comply with these restrictions.
The SEPP allows small wind turbine
systems to be carried out as
complying development in any zone
if certain restrictions can be met, such
as not being located in a heritage
conservation area (s.37(1)). The
restrictions, particularly those related
to minimum distances to nearby
dwellings, mean that small wind
turbine systems are unlikely to be
pursued as complying development
under the SEPP in the relatively high
density residential zones of North
Sydney.
Where minimum distances from
dwellings can be achieved,
restrictions on height, output and
the number of wind turbines are
also applied. These restrictions vary
depending on what zone the system
is to be located, with residential zones
being the most restrictive, zones such
as recreation and commercial zones
being less restrictive and industrial
and special use zones being the
least restrictive in the North Sydney
context.
As the SEPP deals with small wind
turbine systems as complying
development in all zones, there is
no scope for Council to introduce
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different and potentially less
restrictive provisions.
The SEPP does not allow wind turbine
systems to be carried out as exempt
development. This means that there
may be scope to introduce small wind
turbines as exempt development
with appropriate controls via the
North Sydney LEP.

Co- and tri-generation
Under the SEPP, electricity generating
works, which include co- and trigeneration, are made permissible
in North Sydney’s industrial and
special use zones (s.34(1)). Further,
development for the purpose of
electricity generating works that
generate energy from waste, which
may incorporate co- or tri-generation,
may be carried out with consent in
zones in which ‘industry’ is permitted
(s.34(4)).
However, the SEPP is silent on
the permissibility of co- and trigeneration systems in all other
zones. This means that co- and
tri-generation, or any decentralised
energy production other than wind
and solar, is not currently permissible
in many of North Sydney’s zones
including the commercial, mixed use
and residential zones. There may be
scope to broaden the permissibility
of co- and tri-generation systems by
including them, or an umbrella term
like ‘electricity generating works’, as a
permissible use in selected zones.
The SEPP does not allow co- or
tri-generation systems to be carried
out as exempt or complying
development. There may, therefore,
be scope to introduce co- and
tri-generation systems as exempt
or complying development with
appropriate specifications by listing
them as such in the North Sydney LEP.

ESD Best Practice Project – ENERGY
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2. Is the LEP/DCP an
appropriate place for
regulation regarding
energy production?
Residential development
Given that BASIX restricts the use
of energy related provisions for
dwellings, a review of draft DCP
provisions that relate to dwellings
was undertaken to identify provisions
that detract from, or exceed,
BASIX requirements (Appendix
D). Provisions that detract from, or
exceed BASIX requirements should
be deleted so as not to weaken the
applicability or credibility of the
document as a whole.
Appendix D shows that each
provision relating to dwellings can be
allocated a ‘residential justification’:
• Amenity – The provision aims to
improve amenity which is not
covered in BASIX assessments; or
• BASIX guidance – The provision
aims to ‘encourage’ the adoption
of measures beyond those
required by BASIX without
requiring them, or to provide
guidance which will assist in the
achievement of BASIX targets; or
• Alterations & additions – The
provision applies to alterations
and additions valued at less than
$50,000, which are not covered
by BASIX.
The DCP is therefore an appropriate
place for energy production
provisions relating to dwellings.

Non-residential development
As discussed above, SEPP
(Infrastructure) 2007 provides
scope for appropriate regulation
to be pursued at the DCP level in
particular circumstances. However,
if the objective is to promote the
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uptake of energy generating works
through broadening permissibility
as well as introducing new exempt
and complying development and
associated specifications then
amendment to the LEP is required.

NABERS requirement, no guidance is
available to applicants or assessment
officers regarding when to apply the
provision. This results in the provision
not being applied when it probably
should.

3. Do existing provisions
meet Council’s goals and
objectives regarding
energy production?
In all zones? For all
development types?

The draft DCP stipulates that
dwellings must have solar hot water
systems (s.1.6.7). However this only
applies to dwellings in the residential
zones and doesn’t apply to mixed
use developments. Due to BASIX,
this provision is rarely applied and is
only likely to relate to alterations and
additions that affect less than half
the original building. Nevertheless,
there is scope to ensure this provision
applies in all zones.

None of Council’s draft LEP provisions
encourage electricity generating
works. This is despite Council’s
Greenhouse Action Plan stating that
a 29% reduction in total emissions,
that is, over 50% of Council’s CO₂
reduction target, will come from
co-generation. Energy production is
currently only made permissible, or
able to be carried out as exempt or
complying development, via SEPP
(Infrastructure) 2007.
Draft DCP 2012 encourages the
incorporation of on-site renewable
energy sources in non-residential
developments to supplement energy
needs during daily peak energy
use (s.2.6.2; s.3.5.2). However, this
provision is awkwardly located under
the heading of ‘passive solar design’
and has no supporting objective.
The draft DCP requires a 4.5 star
NABERS Energy commitment
agreement for all commercial
buildings and additionally a 5 star
Green Star rating for buildings over
5000m². Use of these rating tools may
potentially result in the incorporation
of energy production technologies
in the design of a new commercial
building as the resulting reduction in
CO² emissions is likely to be taken into
consideration in the assessment and
awarding of final ratings. However,
given that no threshold applies to the

While some draft DCP provisions seek
to protect the utility of solar panels
and encourage use of solar powered
lighting, there is no supporting
objective. There may be scope to
introduce supporting objectives
regarding the production of energy
or more broadly regarding reducing
carbon emissions resulting from the
use of carbon intensive energy.
The matrix of draft DCP energy
production provisions provided
at Appendix D reveals that some
provisions apply to mixed use and
commercial development but not
residential development and vice
versa. This results in these similar
developments being subject to
different provisions. The protection
of the utility of solar panels and the
encouragement of solar powered
lighting should arguably not differ
between residential, mixed use and
commercial developments.

Stage 1 – Conclusion
The regulatory framework at
State and Commonwealth levels
regarding energy production has
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been reviewed to identify what
legal powers are available to Council
to reduce the use of fossil fuel
based energy through its strategic
planning. North Sydney’s draft LEP
and DCP provisions regarding energy
production have also been examined
to identify whether the identified
scope for intervention is currently
being fully utilised and in turn
whether Council is meeting its 2020
Vision goals regarding energy and
emissions.
SEPP (Infrastructure) 2007 is the
primary instrument through which
energy production is regulated in
NSW. If the SEPP is silent regarding
a particular energy generating
work in a particular zone then local
government can regulate how that
particular energy generating work is
to be treated in that particular zone.
North Sydney’s draft LEP and DCP do
not currently utilise the (albeit limited)
scope provided by the SEPP.
In light of the above, Stage 2
research will endeavour to find best
practice examples of regulation
that encourages the uptake of
energy production technologies
within the parameters set by SEPP
(Infrastructure) 2007.
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Au t h o r i t y I n i t iat i v e s
Local Authority
Initiatives in Energy
Production Australia

• City of Brisbane

Stage 1 established that scope for the
encouragement of energy production
systems in NSW is restricted by SEPP
(Infrastructure) 2007. Research was
undertaken to ascertain whether
other jurisdictions have planning
provisions that fit within the scope
provided by the SEPP. That is:

• Darwin City Council

• Whether they allow wind
turbines or co/tri-generation
systems without development
consent (exempt development);
• Whether they allow co/
tri-generation systems to
be undertaken as certified
development as long as basic
criteria are met (complying
development);
• Whether they encourage energy
generating works by having
broad based permissibility
(permissibility); and
• Whether they encourage the
use of energy generating works
through appropriate planning
provisions (planning provisions).
Jurisdictions that were the focus of
this research include:
• City of Sydney Council

• Adelaide City Council
• Hobart City Council

Research findings are provided at
Appendix C and are summerised
below:

Exempt Development
(development without consent)
None of the planning jurisdictions
investigated currently allow wind
turbines or co/tri-generation systems
without development consent.
However, the City of Hobart is
proposing to allow wind turbines
without development consent via its
draft Planning Scheme (2009) as long
as it meets the following criteria:
(i) it is not attached to a building and
not more than 6 metres high; or
(ii) it is attached to a building and is not
higher than 6 metres above the topmost
point of attachment to the building
(cl.5.18.1).

Complying Development (certified
development)
None of the planning jurisdictions
investigated allow co/tri-generation
systems as certified development.

Permissibility

• Parramatta City Council
• Willoughby City Council
• City of Ryde Council
• Newcastle City Council
• Gosford City Council
• ACT Planning and Land Authority
• City of Melbourne

• City of Perth

Table E shows whether ‘energy
generating works’ are permissible in
various zones in various jurisdictions.
The table is limited to NSW Councils
due to difficulties identifying
commensurate zones in other states
as well as overseas.
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Table E:
Permissibility of electricity generating works
North Sydney*

R2

R3

R4

B1

B3

B4

IN2

IN4

SP1

SP2

RE1

RE2

E2

N

N

N

N

N

N

N**

N**

Y

Y

N

N

N

City of Sydney

Y

n/a

n/a

Y

Y

Y

Y

Y

N**

N**

Y

n/a

n/a

Parramatta

N

N

N

Y

n/a

N

N**

n/a

N**

N**

N

N

N

Newcastle*

N

N

N

N

N

N

N**

n/a

N**

N**

N

N

N

Wollongong

N

N

N

N

N

N

N**

N**

N**

N**

N

N

N

Leichhardt*

n/a

n/a

n/a

N

n/a

n/a

Y

n/a

N**

N**

N

N

n/a

Waverley***

n/a

N

N

n/a

N

N

n/a

n/a

N**

n/a

N

n/a

n/a

Lane Cove

N

N

N

N

N

N

N**

N**

n/a

N**

N

n/a

N

Willoughby*

N

N

N

N

N

N

N**

n/a

N**

N**

N

N

N

Mosman*

N

N

n/a

N

n/a

n/a

n/a

n/a

N**

N**

N

N

N

Ryde

N

N

N

N

N

N

N**

N**

N**

N**

N

N

N

Marrickville*

N

N

N

N

n/a

N

N**

n/a

N**

N**

Y

N

n/a

Canada Bay

N

N

N

N

N

N

n/a

n/a

n/a

N**

N

N

n/a

* LEP is in draft form.
** Permissible via SEPP (Infrastructure) 2007.
*** Waverley new gazetted instrument only applies to the Bondi Junction Area. The rest of the LEP operates under Waverley LEP 1996.
Note: Woollahra Council draft LEP will go on public exhibition in June 2012 and is not currently publically available.

As shown above, most councils,
including North Sydney, prohibit
energy generating works in most
zones. City of Sydney, on the other
hand, permits energy generating
works in most zones.
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Planning provisions
The table at Appendix C shows
planning provisions regarding
energy generating works from other
Australian jurisdictions. Each chosen
jurisdiction has a substantial amount
of non-residential floor space or
projects substantial growth in nonresidential floor space. The policies
relate to energy production mostly

in non-residential developments, are
contained in planning documents
and are enforced through the
development assessment and
approval process. These provisions
are in addition to requirements to
obtain ratings under specific rating
tools which may result in energy
generating works being utilised to
achieve a particular rating.

Performance criteria,
Submission requirement

Unitary Development
Plan (2003)

London Plan policy 4A.3
Sustainable design and
construction, 4A.4 Energy
assessment, and 4A.7
Renewable energy

Renewables requirements Performance criteria

London Borough of
Merton, UK

Greater London, UK

Manchester City
Council, UK

Planning permission cannot be acted upon until
details of a renewable energy generation system for
the proposed development which provides at least
10% of the predicted energy requirements have been
submitted to and approved by the Local Planning
Authority.

All new non residential developments above a
threshold of 1,000sqm to incorporate renewable
energy production equipment to provide at least 10%
of predicted energy requirements.

Requirement

Mayor of London (2008),
‘The London Plan’, available
www.london.gov.uk/
thelondonplan

Merton Unitary Development
Plan (2003) available at:
http://www.merton.gov.
uk/environment/planning/
planningpolicy/merton_
unitary_development_plan.
pdf

Source document

20% of final energy demand in new development and Manchester City Council (2008),
major refurbishments to be met from renewables.
‘Manchester Pledges First 1M
in Strategy to Tackle Climate
Change’

• An assessment of the energy demand and carbon
dioxide emissions which demonstrates the expected
CO₂ emission savings from energy efficiency and
renewable energy measures. Must demonstrate a
20% reduction in carbon emissions through onsite
renewable energy generation.

Submission requirement, All applications for major developments to include:
Performance criteria
• A statement on the implications of the development
on sustainable design and construction principles.
The statement must address demolition,
construction and long-term management.

Control type

Planning authority Policy name
jurisdiction

Table F:
Overseas policies and approaches regarding regulation of energy production in non-residential buildings

Table F lists policies and policy approaches used in overseas jurisdictions that are at the forefront of regulation regarding energy production in non-residential
developments. The policies are contained in planning documents and enforced through the development assessment and approval process.

Local Authority Initiatives in Energy Production - Overseas
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TCPA & CHPA (2008),
‘Community energy: urban
planning for a low carbon
future’
TCPA & CHPA (2008),
‘Community energy: urban
planning for a low carbon
future’

Submission requirement, 40% reduction in carbon emissions (compared to
Performance criteria
Building Regulations) on all development, to be
achieved by a mix of energy efficiency, renewables
and CHP (the mix to be determined by the developer).

Core Strategy energy
policy and Climate
Neutral Development
Guidance

Core Strategy, Policy CS20 Submission requirement, New city centre developments are required to justify
Performance criteria
– Tackling and Adapting
why they should not connect to the district energy
to Climate Change
supply. New office buildings are to demonstrate a 15%
reduction in CO₂.

City of
Southhampton, UK

Arup (2009), ‘BEIJING
CHANGXINDIAN LOW CARBON
COMMUNITY CONCEPT PLAN
– Pioneering the Development
of Low Carbon Zoning Codes
in China’, Winning submission
to the 2009 ISOCARP Award for
excellence

ESD Best Practice Project – ENERGY

• 20% reduction in energy demand compared to
business as usual

• 15% of energy supply from renewable energy

• 50% reduction in CO₂ emission compared to
business as usual

Site-specific targets set for each block. Targets based
on modelling of whole district to meet regional
targets:

Woking Borough
Council, UK

Performance criteria

Statutory Regulatory Plan

Fentai District,
Beijing China

Barcelona City Council (2000)
requirement.
Summary available at
http://www.c40cities.org/
bestpractices/renewables/
barcelona_solar.jsp

All new buildings above a minimum size threshold
should obtain 60% of their hot water from solar
thermal collectors, with swimming pools obtaining
100%. Also applies to larger refurbishment projects.

Performance criteria,
Mandated technology

Solar
Thermal
Ordinance

Barcelona City
Council, Spain

Source document

Requirement

Control type

Planning authority Policy name
jurisdiction

Table F:
Overseas policies and approaches regarding regulation of energy production in non-residential buildings
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Discussion:
1. How have local
authorities in NSW,
other States and
Territories and overseas
incorporated energy
production objectives
into planning processes?
As can be seen in the Table at
Appendix C, provisions regarding
energy production in Australian
jurisdictions typically provide
guidance regarding location and
protection of the utility of solar
panels or solar hot water systems.
In NSW this usually applies only to
residential developments, as BASIX
does not cover overshadowing, and
commercial properties are usually
located in areas where additional
development and potential for
overshadowing is expected.
The City of Sydney permits electricity
generating works in a broad range
of zones, and as such, provides
regulation of wind turbines.
Separate to the planning framework,
CoS resolved in 2009 to develop
a Decentralised Energy Master
Plan for renewable energy. A
range of renewable means of
generating electricity and means
of implementation are being
considered. It is intended that the
Plan will become the roadmap to
converting 25-30 per cent of the City’s
electricity use from coal-generated
electricity to renewable sources.
Additionally, the City recently began
preparing its Combined Cooling, Heat
and Power (Trigeneration) Master Plan
for the LGA. The plan is expected to
detail specific information about the
locations, size and scale of a network
of trigeneration machines.

Page 51

The City envisages that these “Green
Infrastructure Master Plans”, when
in force, will provide a framework
for the City’s future sustainability
targets. As noted above, in the interim
the Sydney DCP2012 will include
sustainability advice that seeks to
encourage and facilitate ESD rather
than mandate performance. These
provisions are replicated at Appendix
A.

Table F contains further examples
from overseas jurisdictions that
promote energy production through
setting a minimum percentage of
total energy use that must be met
through onsite renewable energy
generation. In large developments,
typically between 10 and 20 percent
of total energy demand is required
to be achieved through the use of
renewable energy.

Adelaide City Council provides
guidance to all office developments
and other development greater than
10,000m² in area which encourages,
where appropriate, use of low carbon
energy generation.

There are few if any requirements
or targets regarding the use of
particular technologies in Australian
jurisdictions (see Appendix C),
however these are relatively common
overseas. For example, Barcelona
City Council in Spain requires all new
buildings above a minimum size
threshold to obtain 60% of their hot
water from solar thermal collectors,
with swimming pools obtaining
100%.

The energy use/efficiency section of
this report detailed how rating tools
are increasingly being incorporated
into the planning system to promote
energy efficient buildings. On-site
energy production is awarded
points under these ratings systems.
Therefore, the use of rating systems
can often result in increased takeup of on-site energy production
technologies.
However, in many instances
performance criteria are set
independently of the operation of the
applicable rating tool. For example,
in the UK, the trend for minimum
renewable energy targets was set by
the Merton Rule in 2003:
‘No works in relation to the proposed
development shall commence on site
pursuant to the planning permission
hereby granted until details of a
renewable energy generation system
for the proposed development which
provides at least 10% of the predicted
energy requirements have been
submitted to and approved by the Local
Planning Authority.’
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2.	What is ‘best practice’?
As with energy use, it should be
considered that best practice energy
production provisions generally do
the following:
• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact
of the development;
• Set ambitious, although not
unreasonable, performance
criteria;
• Are clear and easy to understand;
• Link to a clear strategic vision or
policy;
• Are generally accepted by the
development industry; and
• Fit within development
assessment framework.

ESD Best Practice Project – ENERGY

energy
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Many of the overseas jurisdictions
included in Table F meet the above
criteria and could be considered
as ‘best practice’. Many of these
jurisdictions utilise rating tools or set
minimum on-site energy generation
requirements.
While it is separate to the functioning
of the development assessment
system, which this Best Practice
Project is concerned, it is evident that
many local authorities are aiming
to achieve their greenhouse gas
reduction targets through moving
beyond the scale of individual
buildings and developing district
scale infrastructure.

Best practice case study – The City
of London
The City of London is quite advanced
in its planning for district scale
infrastructure and is a good case
study of what could be considered
as best practice. The London Plan
(2011), which informs the preparation
of Local Development Frameworks
by local planning authorities and
is used in the assessment of major
applications referred to the Mayor,
contains a range of provisions
aimed at minimising carbon dioxide
emissions through decentralised
energy production. As a guiding
strategic document it can be
considered as best practice due to
it being recently updated (2011), as
well as the stated desire for London
to be a world leader in tackling
climate change (the London Plan,
p:138). While the City of London has
not finalised its Local Development
Framework, the London Plan applying
to Greater London is informing its
preparation.
Under the London Plan major
development proposals are required
to include a detailed energy
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assessment to demonstrate how
targets for carbon dioxide emissions
reduction are to be met (Policy
5.2 – Minimising Carbon Dioxide
Emissions). The relevant targets
vary from residential and nonresidential buildings and are based
on emission reductions beyond the
2010 Building Regulations expressed
as a percentage. The document
stipulates what information the
energy assessment must contain
including details of decentralised
energy production and the use of
renewables with offsets able to be
provided off-site but only as a last
resort.

The London Plan encourages local
planning authorities, via their Local
Development Frameworks, to
develop policies and proposals which
identify and establish decentralised
energy opportunities (Policy 5.5 –
Decentralised Energy Networks),
including:
1. Safeguarding existing heating
and cooling networks;
2.	Identifying opportunities for
expanding existing networks and
establishing new networks;
3. Developing energy masterplans
for specific decentralised energy
opportunities which identify:
• Major heat loads;
• Major heat supply plant;
• Possible opportunities to
utilise energy from waste;
• Possible heating and cooling
network routes;
• Implementation options for
delivering feasible projects
considering issues of
procurement, funding and
risk and the role of the public
sector.
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The London Plan requires
development proposals to evaluate
the feasibility of Combined Heat
and Power (CHP) systems (these are
usually referred to as cogeneration
systems in Australia), and where
a new CHP system is appropriate
also to examine opportunities to
extend the system beyond the
site boundary to adjacent sites
(Policy 5.6 – Decentralised Energy in
Development Proposals). Under this
policy major development proposals
are required to select energy systems
in accordance with the following
hierarchy:

1. Connection to existing heating or
cooling networks;
2. Site wide CHP network;
3. Communal heating and cooling.
Where future network opportunities
are identified, proposals are required
to be designed to connect to these
networks.
Under the London Plan, major
development proposals are required
to provide a reduction in expected
carbon dioxide emissions through
the use of on-site renewable energy
generation, where feasible (Policy
5.7 – Renewable Energy). Within the
Local Development Frameworks,
local planning authorities are
required to develop detailed policies
and proposals to support the
development of renewable energy
– in particular, to identify broad
areas where specific renewable
energy technologies, including large
scale systems and the large scale
deployment of small scale systems,
are appropriate.
The Core Strategy of the City of
London’s draft Local Development
Framework requires all planning
applications to be accompanied by
sustainability statements, including
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energy assessments for major
development. Detailed requirements
are to be defined in the yet to be
released Development Management
Documents.
The Core Strategy also requires that
proposals for major non-residential
developments aim for a BREEAM
rating of “excellent” or “outstanding”
(Policy CS15). The Core Strategy
requires development to minimise
carbon emissions by:
• Adopting energy-efficiency
measures;
• Enabling the use of decentralised
energy, including CHP-ready
designs in areas where CCHP
networks are not yet available,
and the use of localised
renewable energy technologies;
• Adopting offsetting measures to
achieve the Government’s zero
carbon targets for buildings.

Stage 2 – Conclusion
Stage 2 involved researching
how other local authorities both
in Australia and overseas have
incorporated energy production
objectives into planning documents.
This was done to identify best
practice planning provisions and
processes.
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of solar panels or solar hot water
systems. Many overseas jurisdictions
take a more active approach and
require large developments to
provide between 10 and 20 percent
of total energy demand through the
use of on-site low or zero carbon
energy production.
Stage 3 will involve assessing the
adequacy of existing provisions
and identifying opportunities for
implementation of best practice
energy production provisions.
While it is separate to the functioning
of the development assessment
system, which this Best Practice
Project is concerned, it is evident that
many local authorities are aiming
to achieve their greenhouse gas
reduction targets through moving
beyond the scale of individual
buildings and developing district
scale infrastructure. The City of
London is used as a best practice case
study regarding the development of,
and associated regulation regarding,
district scale infrastructure. For this
reason, it is recommended that
council engage a suitably qualified
consultant to investigate and
potentially prepare district scale
green infrastructure master plans.

It was found that few jurisdictions
encourage the use of energy
production technologies within
the scope provided by SEPP
(Infrastructure) 2007. A notable
exception is the City of Sydney which
allows energy generating works as
permissible development in most
zones.
Local planning provisions regarding
energy production in Australia
typically provide guidance regarding
location and protection of the utility
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S tag e 3 – R e v i e ws a n d R e co m m en dat i o ns
Two reviews were undertaken to
identify oportunities for improved
regulaton of energy production so
as to encorage greater uptake of
electricity generating works:
• A review of energy production
provisions from other jurisdictions
against North Sydney draft DCP
provisions (Appendix C); and
• A review of North Sydney draft
DCP provisions against evergy
production best practice criteria
(Appendix D).
The table at Appendix C lists policies
from other Australian jurisdictions,
some of which aim to be leaders in
environmental sustainability. The
policies relate to energy production,
are contained in planning documents
and are enforced through the
development assessment and
approval process.
These provisions were compared
with North Sydney draft DCP2012
provisions in order to ensure that the
draft DCP includes:
• Commensurate provisions to
DCPs in other jurisdictions;
• Provisions that are written
as clearly and concisely as
similar provisions from other
jurisdictions; and
• Provisions that apply to the same
use and size of development
as similar provisions in other
jurisdictions.
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The resultant recommendations
aim to ensure that the breadth,
clarity and robustness of energy
production regulation via draft
DCP2012 are commensurate with
energy production regulation in other

Australian jurisdictions. Many of the
recommendations seek to improve
wording or location of provisions
within the document to ensure clarity
or applicability to all appropriate
development. A common finding
was that other Australian jurisdictions
make good use of thresholds and
are therefore better able to target
regulation according to the likely
impact of the development.
The review of draft DCP2012
provisions against best practice
criteria (Appendix D) found that there
is little application of thresholds
according to use, size or cost. This
means that almost all DCP provisions
should be considered for almost all
development types, development
sizes and development costs. This
has resulted in some provisions
being overlooked by developers
and assessment officers. A review of
assessment reports failed to indicate
whether relevant DCP provisions are
being considered or implemented.
On the whole, draft DCP2010 did not
perform well against the following
criteria:
• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact
of the development; and
• Incorporate provisions that are
clear and easy to understand.
This review process allowed for the
identification of further opportunities
to improve the clarity of individual
provisions and ensure appropriate
applicability of individual provisions.
To this end, many of the subsequent
recommendations seek to improve

the wording of individual provisions
or change the location of individual
provisions within the document.
Further, the introduction
of thresholds, as per the
recommendations of the energy
efficiency section of the report, will
ensure that the provisions applying
to particular types and sizes of
development are understood by both
applicants and assessment planners.
The accompanying recommendation
for the use of a Efficient Use of
Resources Commitment Table will
ensure no relevant provisions are
merely overlooked.
While it is separate to the functioning
of the development assessment
system, which this Best Practice
Project is concerned, it is evident
that many local authorities are
aiming to achieve their greenhouse
gas reduction targets through
moving beyond the scale of
individual buildings and developing
district scale infrastructure. No
recommendations are proposed
that require new developments to
build or link to district scale heating,
cooling or electricity networks. This
is because no such infrastructure
currently exists and there are no
concrete plans for their development.
Should North Sydney Council pursue
district scale infrastructure, as other
jurisdictions around the world have
done, planning provisions will need
to be in place to ensure that new
development complements the
investment. It is recommended
that Council engage a suitably
qualified consultant to investigate
and potentially prepare district scale
green infrastructure master plans.
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Recommendations
1.	It is recommended that Council engage a suitably qualified consultant to investigate the feasibility of, and potentially
prepare, district scale green infrastructure masterplans.
2.	Table G contains recommendations derived from the reviews at Appendices C & D. It is recommended that Council
adopt the changes to draft DCP 2012 as outlined in Table G.

Table G – Recommended changes to draft LEP 2012 and draft DCP 2012
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

56

Include new use in LEP
land use tables.

Energy generating works

Land use table for R2,
B1, B3, B4, & RE1 under
‘permitted with consent’.

57

Insert new DCP provision.

The use, location and placement of photovoltaic solar
panels should take into account the potential permissible
building form on adjacent properties.

S.1.3.7, S.2.3.7 & S.3.2.9 –
Solar Access.

58

Insert new DCP subsection.

Wind Turbines

S.1.6, S.2.6 & S.3.5.

59

Insert new DCP provision.

Wind turbines are not to cause the following LAeq levels to
be exceeded in any nearby residential development (with
windows closed):

Under new Wind Turbines
sub-sections at S.1.6, S.2.6
& S.3.5.

(a) in any bedroom in the building—35 dB(A) at any
time between 10pm and 7am;
(b) anywhere else in the building (other than a garage,
kitchen, bathroom or hallway)—40 dB(A) at any
time.
60

Insert new DCP provision.

Wind turbines are:
(a) not to involve the removal or pruning of a tree
or other vegetation that requires a permit or
development consent for removal or pruning,
unless that removal or pruning is undertaken in
accordance with a permit or development consent;

Under new Wind Turbines
sub-sections at S.1.6, S.2.6
& S.3.5.

(b) to be clear from power lines in accordance with the
requirements of the relevant electricity authority;
(c) not to affect the structural integrity of the building;
(d) should not detract from the significance of a
heritage item or a heritage conservation area;
(e) not to be located along a bat or bird flyway; and
(f) to be installed in accordance with manufacturer’s
specifications.
61

Insert new DCP provision.

Buildings are designed, wherever possible, to include
a north facing roof where a solar hot water system or
collector can be installed.

S.1.4.10 – Roofs; S.2.6.2
& S.3.5.2 – Passive Solar
Design.

62

Relocate existing DCP
provision.

Incorporate on-site renewable energy sources to
supplement energy needs during daily peak energy use.

From S.2.6.2 & S.3.5.2 –
Passive Solar Design; To
S.1.6.1, S.2.6.1 & S.3.5.1 –
Energy Efficiency.
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Table G – Recommended changes to draft LEP 2012 and draft DCP 2012
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

63

Insert new DCP provision.

In considering proposals for renewable energy,
consideration should be given to the economic and
environmental benefits to the broader community of
renewable energy generation while also considering the
need to minimise the effects of a proposal on the local
community and environment.

S.1.6.1, S.2.6.1 & S.3.5.1 –
Energy Efficiency.

64

Relocate existing DCP
provision.

Energy efficient lighting and technology should be used
to reduce energy consumption. Consider the use of solar
powered illumination.

From S.2.3.5 & S.3.2.7 –
Artificial Illumination; To
S.1.6.1, S.2.6.1 & S.3.5.1 –
Energy Efficiency.
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49

A ppe n d i x A – R e v i e w o f En er g y Effi ci en c y Pr ov isi o ns Fr o m Ot h er Aus t r a l ia n Lo ca l Au t h o r i t i e s
Ag a i ns t N o r t h S y d n e y D r a f t D CP Pr ov isi o ns
Comparison of energy efficiency provisions from other local authorities against North Sydney draft DCP2012 provisions is shown in the yellow columns
Planning
authority
jurisdiction

Policy name

Control
type

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

City of
Sydney

4- Environmental
Management.

Submission
requirement

In force

All

An Energy Efficiency Report is required to
accompany the DA for any new building
with a construction cost of $1 million or
more.

Central Sydney
DCP 1996

Similar. An independent energy assessment report
is required for commercial premises demonstrating
potential for 4.5 star NABERS rating (s.2.6.1) however
no threshold is applied.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size.
Use of rating tools should have a dedicated section
at the beginning of s.2.6 and s.3.5 – Efficient Use of
Resources. All subsequent sections under 2.6 and 3.5
should include a statement that they only apply to
developments <5000m2.
No.

4.3 – Energy
efficiency of
buildings
City of
Sydney

2.4.1.1(1) - Energy
Guidance
efficiency in
non residential
developments (Draft)

In force

All non-res

Development is to be designed and
constructed to reduce the need for active
heating and cooling by incorporating
passive design measures including
design, location and thermal properties
of glazing, natural ventilation, appropriate
use of thermal mass and external shading
(including vegetation).

City of Sydney
Development
Control Plan 2012

Yes. Individual provisions within draft DCP2012
provide guidance regarding the reduction in need
for active heating and cooling.

City of
Sydney

2.4.1.1(2) - Energy
Mandated
efficiency in
technology
non residential
developments (Draft)

In force

All non-res

Lighting for streets, parks and any other
public domain spaces provided as part of
a development should be energy efficient
LED lighting.

City of Sydney
Development
Control Plan 2012

No. Specifications for work carried out in the public
domain are contained in North Sydney Council’s
Performance Guide and North Sydney Council’s
Infrastructure Specification Manual for Roadworks,
Drainage and Miscellaneous Works. However no
reference is made to LED lighting.

2.4.1.1(3) - Energy
Mandated
efficiency in
technology
non residential
developments (Draft)

In force

In multi-floor or multi-tenant or stratasubdivided developments, electricity
sub-metering is to be provided for light,
air-conditioning and power within each
floor and/or tenancy and/or strata unit.
Locations are to be identified on the
development plans.

City of Sydney
Development
Control Plan 2012

No.

City of
Sydney

2.4.1.1(4) - Energy
Mandated
efficiency in
technology
non residential
developments (Draft)

In force

Electricity sub-metering should be
provided for significant end uses that will
consume more than 10,000 kWh/a.

City of Sydney
Development
Control Plan 2012

No.

City of
Sydney

Mandated
2.4.1.1(5) - Energy
efficiency in
technology
non residential
developments (Draft)

In force

Car parking areas should be designed
and constructed so that electric vehicle
charging points can be installed at a later
time.

City of Sydney
Development
Control Plan 2012

No

City of
Sydney

All non-res

All non-res

All non-res

Rec.
No.

2

3

Yes. Provision similar to that contained in City of
Sydney Development Control Plan 2012 should be
included in draft DCP2012 at s.2.6.1.
4

Yes. Provision similar to that contained in City of
Sydney Development Control Plan 2012 should be
included in draft DCP2012 at s.2.6.1.
Yes. Provision similar to that contained in City of
Sydney Development Control Plan 2012 should be
included in draft DCP2012 at s.2.6.1.

4

5
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Planning
authority
jurisdiction

Policy name

City of
Sydney

2.4.1.1(6) - Energy
Mandated
efficiency in
technology
non residential
developments (Draft)

City of
Sydney

City of
Sydney

50

3.1 – Environmental
rating tools (Draft)

3.1 – Environmental
rating tools (Draft)

Control
type

Status

Dev’t type

Requirement

In force

All non-res

Performance Draft,
criteria
unlikely to
come into
force

Office >1000m²

Performance Draft,
criteria
unlikely to
come into
force

Office and office
refurbs >1000m²

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Where appropriate and possible, the
City of Sydney
development of the public domain should Development
include electric vehicle charging points or Control Plan 2012
the capacity for electric vehicle charging
points to be installed at a later time.

No

Yes. Provision similar to that contained in City of
Sydney Development Control Plan 2012 should be
included in draft DCP2012 at s.2.6.1.

Demonstrate a minimum 4 star GreenStar
rating.

City of Sydney
Draft Ecologically
Sustainable
Development
Development
Control Plan 2007

Similar. Draft DCP2012 requires all commercial floor
space to achieve a minimum 4.5 star rating under
NABERS and commercial developments >5000m² to
achieve a minimum 5 star Green Star rating. However
there is no requirement for a minimum 4 star Green
Star rating for office premises >1000m².

A review of assessment reports indicates that
assessment planners are not requesting that
commitment agreements be in place prior to
approval being granted. Submission requirements
and rating tool thresholds need to be restructured
according to use and size. Use of rating tools should
have a dedicated section at the beginning of s.2.6
and s.3.5 – Efficient Use of Resources. All subsequent
sections under 2.6 and 3.5 should include a
statement that they only apply to developments
that are not subject to rating tool provisions.

City of Sydney
Draft Ecologically
Sustainable
Development
Development
Control Plan 2007

Similar. Draft DCP2012 requires all new commercial
buildings, refurbs, tenancies and fitouts to achieve a
minimum 4.5 star NABERS rating

A review of assessment reports indicates that
assessment planners are not requesting that
commitment agreements be in place prior to
approval being granted. Submission requirements
and rating tool thresholds need to be restructured
according to use and size. Use of rating tools should
have a dedicated section at the beginning of s.2.6
and s.3.5 – Efficient Use of Resources. All subsequent
sections under 2.6 and 3.5 should include a
statement that they only apply to developments
that are not subject to rating tool provisions.

Demonstrate a minimum 4.5 star ABGR
rating*.

Source
document
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Rec.
No.

6

1

2

1

2

City of
Sydney

3.1 – Environmental
rating tools (Draft)

Submission
requirement

Draft,
unlikely to
come into
force

Office and office
refurbs >1000m²

Submit an ESD Design Statement

City of Sydney
Draft Ecologically
Sustainable
Development
Development
Control Plan 2007

Similar. Requirement to lodge an SEE as well as
Submission requirements and rating tool thresholds
an independent energy assessment report for
need to be restructured according to use and size.
commercial premises demonstrating potential for
4.5 star NABERS rating goes some way to achieving
what an ESD Design Statement would achieve,
however is not as broad in scope and no threshold is
applied.

2

City of
Sydney

3.2 – Energy (Draft)

??

Draft,
unlikely to
come into
force

Office <1000m²
& all comm.
dev’t other than
office incl. retail,
restaurants and
accom.

Demonstrate that the most efficient water
heating option is being incorporated.

City of Sydney
Draft Ecologically
Sustainable
Development
Development
Control Plan 2007

Draft DCP2012 requires hotwater systems in nonresidential developments in residential zones to
achieve a minimum 3.5 energy star rating (s.3.5.1).

7

This provision should also be included at s.2.6.1
so as to apply to all commercial developments
and the commercial component of mixed use
developments.
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Planning
authority
jurisdiction

Policy name

Control
type

Status

City of
Sydney

3.2 – Energy (Draft)

Performance Draft,
criteria
unlikely to
come into
force

Dev’t type

Requirement

Source
document

Office <1000m²
& all comm.
dev’t other than
office incl. retail,
restaurants and
accom.

Electrical equipment and appliances should City of Sydney
exceed the Minimum Energy Performance Draft Ecologically
Standards (MEPS) by at least 10%.
Sustainable
Development
Domestic size refrigeration and
dishwashing appliances must be within 1.5 Development
Control Plan 2007
Stars of the most efficient available of the

Page 59

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Draft DCP2012 requires hotwater systems, clothes
driers, dishwashers, fixed air conditioning systems
and fixed heating systems in non-residential
developments in residential zones to achieve a
minimum 3.5 energy star rating (s.3.5.1).

This provision should also be included at s.2.6.1
so as to apply to all commercial developments
and the commercial component of mixed use
developments.

7

51

Rec.
No.

same type and capacity.
City of
Sydney

3.2 – Energy (Draft)

Draft,
unlikely to
come into
force

Office <1000m²
& all comm.
dev’t other than
office incl. retail,
restaurants and
accom.

Provide sub-metering for end users.

City of Sydney
Draft Ecologically
Sustainable
Development
Development
Control Plan 2007

No.

Include sub-metering requirement for office
<1000m² and all other commercial devt at s.2.6.1.

4

Parramatta
City Council

Environmental
Guidance
Management. 5.1 –
Energy Efficiency and
Conservation

In force

Non-res

Improve the control of mechanical space
heating and cooling by designing heating/
cooling systems to target only those
spaces which require heating and cooling,
not the whole building.

Parramatta
City Centre
Development
Control Plan 2007

No.

Yes. Include provision similar to Parramatta DCP
provision at s.2.6.1 and 3.5.1.

8

Parramatta
City Council

Environmental
Guidance
Management. 5.1 –
Energy Efficiency and
Conservation

In force

Non-res

Improve the efficiency of hot water
systems by:

Parramatta
City Centre
Development
Control Plan 2007

Draft DCP2012 does not contain any provisions
regarding insulating hot water systems.

Yes. Include new provision at s.2.6.1 and s.3.5.1
regarding insulating hot water systems.

9

Parramatta
City Council

Environmental
Guidance
Management. 5.1 –
Energy Efficiency and
Conservation

In force

Parramatta
City Council

Environmental
Management. 5.1 –
Energy Efficiency and
Conservation

Willoughby
City Council

E – Commercial
Development.
E1.11 – Sustainable
Development

Mandated
technology

• insulating hot water systems,
• installing water saving devices.

Draft DCP2010 requires new fixtures such as shower
roses, taps, and toilets to have a minimum WELS
rating of 3.5 stars (s.2.5.4 and s.3.5.5).

Non-res

Reduce reliance on artificial lighting and
designing lighting systems to target only
those spaces which require lighting at any
particular ‘off-peak’ time, not the whole
building.

Parramatta
City Centre
Development
Control Plan 2007

No.

Yes. Include provision similar to Parramatta DCP
provision at s.2.6.1 and 3.5.1.

10

Submission In force
requirement.
Performance
criteria.

All commercial
development
with a
construction
cost over
$5million

Provide an Energy Efficiency Report
from a suitably qualified consultant that
demonstrates a commitment to achieve
no less than 4 stars under the Australian
Building Greenhouse Rating Scheme or
equivalent*.

Parramatta
City Centre
Development
Control Plan 2007

Draft DCP2012 requires an independent energy
assessment report for new commercial buildings,
refurbs, tenancies and fitouts demonstrating
potential for 4.5 star NABERS rating (s.2.6.1) however
no threshold is applied. No such provision applies to
non-res devt in res zones.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size.
Use of rating tools should have a dedicated section
at the beginning of s.2.6 and s.3.5 – Efficient Use of
Resources.
All subsequent sections under 2.6 and 3.5 should
include a statement that they only apply to
developments that are not subject to rating tool
provisions.

2

Submission In force
requirement.
Performance
criteria.

Office, retail and
refurbishments
with cost of
works >$250,000

Must sign an Australian Building
Greenhouse Rating Scheme Commitment
Agreement to achieve a minimum 4
star rating for the base building, whole
building or tenancies as appropriate*.

Willoughby
Development
Control Plan 2006

Draft DCP2012 requires evidence that a NABERS
commitment agreement has been entered into for a
4.5 star for the base building or the whole building
where there is only one occupant (s.2.6.1). However,
does not apply to single tenancies and no cost of
works threshold applies.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size.

2
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Planning
authority
jurisdiction

Policy name

Control
type

Willoughby
City Council

E – Commercial
Development.
E1.11 – Sustainable
Development

Willoughby
City Council

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Submission In force
requirement.

Retail with
cost of works
<$250,000 and
other non-res.
(excl. office)

An Energy Performance Statement
is to be provided that sets out the
proposed energy efficiency measures
to be incorporated in the building and
includes an estimate of the annual energy
consumption of the building (including
occupants energy use) in MJ; energy per
unit of floor area per annum (MJ/m2/
year) and conversion to CO2 emissions per
annum.

Willoughby
Development
Control Plan 2006

No.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size
including appropriate to retail and other non-res
uses (excl. office).

2

E – Commercial
Development.
E1.11 – Sustainable
Development

Submission In force
requirement.
Performance
criteria

Office with
cost of works
<$250,000.

An Energy Performance Statement is
to be prepared by an appropriately
qualified consultant that sets out the
proposed energy efficiency measures
to be incorporated in the building and
includes an estimate of the annual energy
consumption of the building (including
occupants energy use) in MJ; energy per
unit of floor area per annum (MJ/m2/
year) and conversion to CO2 emissions
per annum. The anticipated energy
consumption is to be in accordance 385460 MJ/m2/pa for the base building.

Willoughby
Development
Control Plan 2006

No.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size
including appropriate to small office developments
and office refurbs.

2

Willoughby
City Council

E – Commercial
Development.
E1.11 – Sustainable
Development

Submission In force
requirement.
Performance
criteria

All office, and
retail >200m²

A completed Sustainability Scorecard must Willoughby
Development
be provided. An overall score of 24 for
Control Plan 2006
commercial offices and 14 for retail and
other uses is to be achieved.

No.

Yes. Restructure submission requirements and rating
tool thresholds according to use and size including
appropriate to medium office developments and
medium retail.

2

Willoughby
City Council

E – Commercial
Development.
E1.11 – Sustainable
Development

Submission
requirement

In force

Retail and other
uses <200m²

Alterations and additions to retail
development and other uses at or
under 200m² are required to submit an
ESD Report detailing how the relevant
mandatory and optional sustainability
measures in the Scorecard are addressed.

Willoughby
Development
Control Plan 2006

No.

Yes. Restructure submission requirements and rating
tool thresholds according to use and size including
appropriate to small retail.

2

Willoughby
City Council

E – Commercial
Development.
E1.11 – Sustainable
Development

Guidance.
In force
Performance
criteria

Retail and office
fit outs

Development should meet the following
sustainability measures:

Willoughby
Development
Control Plan 2006

Yes. Draft DCP2012 contains provisions regarding:

No.

• Energy efficient lighting;
• AAA rated or above taps and
appliances; and
• If installing appliances, minimum 3 star
energy rating (or 3.5 greenhouse score)
is required.

52

Page 60

• Energy efficient lighting (s.2.3.5).
• Water efficient appliances (s.2.6.5).
• Minimum energy efficiency ratings for appliances
however these only apply to residential
development (s.2.6.1).

Rec.
No.
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Planning
authority
jurisdiction

Policy name

Control
type

City of Ryde

7.1 – Energy Smart,
Water Wise

City of Ryde

Status

Dev’t type

Requirement

Performance In force
criteria.

Shops and
commercial
premises (incl.
in mixed-use
developments).

7.1 – Energy Smart,
Water Wise

Submission
requirement

In force

City of Ryde

7.1 – Energy Smart,
Water Wise

City of Ryde

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

The total anticipated energy consumption City of Ryde
for the base building is no greater than 450 Development
Mega Joules/annum/metre square [MJ/
Control Plan 2010
am2] (commercial) and 900 Mega Joules/
annum/metre square [MJ/am2] (retail).

No. Energy consumption of commercial is controlled
via use of rating tools or individual development
control provisions related to passive design. No
independent, council specific performance targets
are used.

No. Phone call with Ryde Duty planners (Glen)
confirms that this is an old provision rehashed
in Ryde DCP2010 and is generally overlooked by
assessment planners or implemented via means
different to complying with the stated performance
targets.

Shops and
commercial
premises (incl.
in mixed-use
developments).

Any hot water system/s installed as part
of a development or as a replacement
must consider the most efficient option
available to minimise greenhouse gas
emissions.

City of Ryde
Development
Control Plan 2010

Draft DCP2012 requires hotwater systems in nonresidential developments in residential zones to
achieve a minimum 3.5 energy star rating (s.3.5.1).

This provision should also be included at s.2.6.1
so as to apply to all commercial developments
and the commercial component of mixed use
developments.

7

Performance In force
criteria

Shops and
commercial
premises (incl.
in mixed-use
developments).

Any products installed as part of a
development or as a replacement that are
regulated for energy efficiency under the
Australian Standards for Products and/ or
Minimum Energy Performance Standards
(MEPS) must achieve a Minimum energy
rating of 4.5 stars.

City of Ryde
Development
Control Plan 2010

Similar. Minimum energy efficiency rating of 3.5
for appliances and these only apply to residential
development (s.2.6.1).

Yes. Rating requirement should be raised to 4.5 stars.
This provision should also be included at s.2.6.1
so as to apply to all commercial developments
and the commercial component of mixed use
developments.

7

7.1 – Energy Smart,
Water Wise

Guidance

In force

Shops and
commercial
premises (incl.
in mixed-use
developments).

The installation of energy efficient lighting, City of Ryde
motion detectors and dimmers where
Development
appropriate are encouraged.
Control Plan 2010

Yes. s2.3.5.

No.

City of Ryde

7.1 – Energy Smart,
Water Wise

Submission
requirement

In force

Shops and
commercial
premises (incl.
in mixed-use
developments).

Energy Efficiency Performance Report.
This report shall include evidence from a
suitably qualified consultant to confirm
compliance with the total anticipated
energy consumption.

City of Ryde
Development
Control Plan 2010

Similar. An independent energy assessment report
is required for commercial premises demonstrating
potential for 4.5 star NABERS rating (s.2.6.1).

Submission requirements need to be restructured
according to use and size including appropriate to
retail and other commercial.

City of Ryde

7.1 – Energy Smart,
Water Wise

Performance In force
criteria

New and major
alterations to
motels, hotels,
backpacker
accommodation
and boarding
houses

Ceiling/roof and walls must be fitted
with insulation. Ceiling/roof insulation
must be rated R3.0 or equivalent and wall
insulation must have an R1.5 or equivalent
rating. Insulation of cavity brick walls is not
required.

City of Ryde
Development
Control Plan 2010

Yes. Draft DCP2012 encourages use of thermal
insulation in roof, walls and floor compliant with AS
2627: Part 1-1993 (s.1.6.3; s.2.6.3; s.3.5.3).
However, AS 2627 has been withdrawn.

Yes. Insulation ratings should be provided for
guidance. Ryde Council and Port Macquarie
Hastings Council have adopted this approach.

City of Ryde

7.1 – Energy Smart,
Water Wise

Submission
requirement

New and major
alterations to
motels, hotels,
backpacker
accommodation
and boarding
houses

Any hot water system/s installed as part
of a development or as a replacement
must consider the most efficient option
available to minimise greenhouse gas
emissions.

City of Ryde
Development
Control Plan 2010

Draft DCP2012 requires hotwater systems in nonresidential developments in residential zones to
achieve a minimum 3.5 energy star rating (s.3.5.1).

This provision should also be included at s.2.6.1
so as to apply to all commercial developments
and the commercial component of mixed use
developments.

In force

Source
document
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Rec.
No.

2
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Planning
authority
jurisdiction

Policy name

Control
type

City of Ryde

7.1 – Energy Smart,
Water Wise

City of Ryde

Status

Page 62

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Rec.
No.

Performance In force
criteria

New and major
alterations to
motels, hotels,
backpacker
accommodation
and boarding
houses

Any products installed as part of a
development or as a replacement that are
regulated for energy efficiency under the
Australian Standards for Products and/ or
Minimum Energy Performance Standards
(MEPS) must achieve a Minimum energy
rating of 4.5 stars.

City of Ryde
Development
Control Plan 2010

Similar. Minimum energy efficiency rating of 3.5
for appliances and these only apply to residential
component of mixed use development (s.2.6.1).

Yes. Needs to apply to hotels/motels.

7.1 – Energy Smart,
Water Wise

Guidance

In force

New and major
alterations to
motels, hotels,
backpacker
accommodation
and boarding
houses

The installation of energy efficient lighting, City of Ryde
motion detectors and dimmers where
Development
appropriate are encouraged.
Control Plan 2010

Yes. s2.3.5.

No.

City of Ryde

7.1 – Energy Smart,
Water Wise

Performance In force
criteria

All other non-res
(school, hospital,
etc)

Ceiling/roof and walls must be fitted
with insulation. Ceiling/roof insulation
must be rated R3.0 or equivalent and wall
insulation must have an R1.5 or equivalent
rating. Insulation of cavity brick walls is not
required.

City of Ryde
Development
Control Plan 2010

Yes. Draft DCP2012 encourages use of thermal
insulation in roof, walls and floor compliant with AS
2627: Part 1-1993
(s.1.6.3; s.2.6.3; s.3.5.3).

No.

City of Ryde

7.1 – Energy Smart,
Water Wise

Submission
requirement

In force

All other non-res
(school, hospital,
etc)

Any hot water system/s installed as part
of a development or as a replacement
must consider the most efficient option
available to minimise greenhouse gas
emissions.

City of Ryde
Development
Control Plan 2010

Draft DCP2012 requires hotwater systems in nonresidential developments in residential zones to
achieve a minimum 3.5 energy star rating (s.3.5.1).

This provision should also be included at s.2.6.1 so
as to apply to developments in the commercial and
mixed use zones.

7

City of Ryde

7.1 – Energy Smart,
Water Wise

Performance In force
criteria

All other non-res
(school, hospital,
etc)

Any products installed as part of a
development or as a replacement that are
regulated for energy efficiency under the
Australian Standards for Products and/ or
Minimum Energy Performance Standards
(MEPS) must achieve a Minimum energy
rating of 4.5 stars

City of Ryde
Development
Control Plan 2010

Similar. Minimum energy efficiency rating of 3.5 for
appliances (s3.5.1).

This provision should also be included at s.2.6.1 so
as to apply to developments in the commercial and
mixed use zones.

7

City of Ryde

7.1 – Energy Smart,
Water Wise

Guidance

In force

All other non-res
(school, hospital,
etc)

Wherever practicable, orient the
development to reduce the need for
artificial lighting by maximizing daylight
in habitable areas, whilst minimizing heat
and glare. Ways to achieve this includes
skylights, atriums or light shafts and
adjustable shading.

City of Ryde
Development
Control Plan 2010

Yes. s.2.6.2; s3.5.2.

No.

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Specific Provisions

In force

Non-res

Utilise supplementary systems including
natural ventilation or active solar design
strategies.

Newcastle
Development
Control Plan 2005

Yes. s.2.6.2; s3.5.2.

No.

7
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Planning
authority
jurisdiction
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Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

Orient the building to the north.

Newcastle
Development
Control Plan 2005

Yes. s.2.6.2; s3.5.2.

No.

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

Locate larger windows on the north side
where they are exposed to the lower
winter sun but can be shaded from high
summer sun.

Newcastle
Development
Control Plan 2005

Yes. s.2.6.2; s3.5.2.

No.

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

East and west facing windows need to
be minimised and/or shaded from the
summer sun.

Newcastle
Development
Control Plan 2005

No. Draft DCP2012 contains a provision regarding
east and west facing glazing but only regarding
residential development (s.2.5.4).

Similar provision to that used in Newcastle DCP
should be included at s.2.6.2 and s.3.5.2 so that it
applies to all non-res development.

11

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

Heat loss is minimised by awnings, shutters Newcastle
or double-glazing.
Development
Control Plan 2005

No.

Similar provision to that used in Newcastle DCP
should be included at s.2.6.3 and s.3.5.3 – Thermal
mass and insulation.

12

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

Provide insulation to reduce unwanted
heat loss or heat gain through the roof,
ceiling and walls. Insulation to be at least
to the recommended level of AS Z6271993.

Newcastle
Development
Control Plan 2005

Yes. Draft DCP2012 encourages use of thermal
insulation in roof, walls and floor in non-res
compliant with AS 2627: Part 1-1993
(s.2.6.3; s.3.5.3).

Wording of objective at s2.6.3 needs to be reworded
such that it is clear that subsequent provisions also
apply to non-res.

13

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

Incorporate natural ventilation to capture
breezes while ensuring adequate draught
control.

Newcastle
Development
Control Plan 2005

No. All Draft DCP2012 ventilation provisions relate to
dwellings.

Yes. New objective relating to non-res req’d at
s.2.6.2.

14

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

Optimise natural light access to reduce
the amount of energy used to run artificial
lighting (limiting the internal depth of the
building allows efficient use of natural
light).

Newcastle
Development
Control Plan 2005

No.

Yes. Similar provision to that used in Newcastle
DCP2005 should be included at s.2.6.2 and s.3.5.2.

15

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Passive Design

In force

Non-res

Use thermal insulation to reduce the rate
of heat flow through the building. Designs
should endeavour to exploit the beneficial
thermal mass associated with concrete
floor slabs and internal brick walls (which
absorb winter solar energy and summer
ambient room warmth).

Newcastle
Development
Control Plan 2005

Equivalent provisions exist but applicability to all
non-res is not clear.

Yes. New objective relating to non-res req’d at
s.2.6.3. Objective at s.3.5.3 needs to be reworded so
as to apply to non-res devt not dwellings.

13

Newcastle
City Council

Guidance
6 – Commercial
Development. 6.1.2
a) – Energy Efficiency,
Active Design

In force

Non-res

Select appropriate lighting for each
situation. External lighting could be solar
powered and activated by time switching
or movement detectors where not
required continuously.

Newcastle
Development
Control Plan 2005

Yes. s.2.3.5 and s.3.2.7.

No.

55

Rec.
No.

ESD Best Practice Project – ENERGY

energy

ATTACHMENT TO PDS01 - 13/05/13

ESD Best Practice Project – ENERGY

56

Planning
authority
jurisdiction

Policy name

Newcastle
City Council

Control
type

Page 64

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Rec.
No.

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Active Design

In force

Non-res

Wherever possible, solar or heat pump hot
water systems should be provided.

Newcastle
Development
Control Plan 2005

Draft DCP2012 requires hotwater systems in nonresidential developments in residential zones to
achieve a minimum 3.5 energy star rating (s.3.5.1). No
preference for solar or heat pump hot water systems
is given.

Provision from s.3.5.1 should also be included
at s.2.6.1 so as to apply to all commercial
developments and the commercial component of
mixed use developments. A preference for solar and
or heat pumps should be included at s.2.6.1 and
s3.5.1.

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Active Design

In force

Non-res

Provide natural gas connection where
available.

Newcastle
Development
Control Plan 2005

No.

??

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Active Design

In force

Non-res

Fixed heating and cooling systems are not
encouraged.

Newcastle
Development
Control Plan 2005

No.

Yes. Similar provision to that used in Newcastle DCP
should be included at s.2.6.1 and s.3.5.1.

Newcastle
City Council

6 – Commercial
Performance In force
Development. 6.1.2
criteria
a) – Energy Efficiency,
Active Design

Non-res

Provide appliances with a minimum '3-Star
efficiency rating'.

Newcastle
Development
Control Plan 2005

Yes. Minimum energy efficiency rating of 3.5 for
appliances (s.2.6.1; s3.5.1).

No.

Newcastle
City Council

6 – Commercial
Guidance
Development. 6.1.2
a) – Energy Efficiency,
Active Design

In force

Non-res

Locate appliances and equipment that
generate waste heat, (such as copiers) in
areas separated from the spaces requiring
cooling.

Newcastle
Development
Control Plan 2005

No.

Similar provision to that used in Newcastle DCP
should be included at s.2.6.1 and s.3.5.1.

Newcastle
City Council

6 – Commercial
Development. 6.1.2
b) – Other Energy
Impacts, Specific
Provisions

Guidance

In force

Non-res

Utilise materials and construction
techniques with low energy inputs in
the production, thus reducing overall
construction energy.

Newcastle
Development
Control Plan 2005

Yes. s.2.6.2 and s.3.5.4 encourage the use of low
Existing draft DCP2012 provision should be moved
embodies energy materials. However this provision is to s.2.6.8 and s.3.5.8 which deal with building
located in the ‘Passive solar design’ subsection.
materials.

Newcastle
City Council

6 – Commercial
Development. 6.1.2
b) – Other Energy
Impacts, Specific
Provisions

Guidance

In force

Non-res

Minimise overshadowing of both the
proposed building and neighbouring
buildings by providing appropriate
building separation.

Newcastle
Development
Control Plan 2005

Yes. s.2.3.7 and s.3.2.9.

No.

Newcastle
City Council

7.05 – Energy
Efficiency

Submission Draft
requirement.
Performance
criteria

Commercial
office
development
over $5 million in
estimated cost.

An energy efficiency report from a suitably Draft Newcastle
qualified consultant. The required report
Development
is to demonstrate that the building would Control Plan 2011
achieve a rating of not less than 4 Star
Green Star Rating in the Green Building
Council of Australia Rating System where
applicable.

Similar. An independent energy assessment report
is required for commercial premises demonstrating
potential for 4.5 star NABERS rating (s.2.6.1) however
no threshold is applied.

Threshold for applicability of provision should be
restructured according to appropriate use and size.

2

Newcastle
City Council

7.05 – Energy
Efficiency

Performance Draft
criteria

Change of use
>2000m²

Development is to achieve a minimum 3.5
Star Energy Rating with NABERS.

Draft Newcastle
Development
Control Plan 2011

Similar. An independent energy assessment report
is required for commercial premises demonstrating
potential for 4.5 star NABERS rating (s.2.6.1) however
no threshold is applied.

Yes. Restructure rating tool thresholds according
to use and size. Use of rating tools should have a
dedicated section at the beginning of s.2.6 and s.3.5
– Efficient Use of Resources. All subsequent sections
under 2.6 and 3.5 should include a statement that
they only apply to developments that are not
subject to rating tool provisions

2

7
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Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Wollongong
City Council

.-

-

-

-

-

Wollongong
Development
Control Plan 2009

-

-

Gosford City
Council

Environmental
Guidance
Management. 5.1 –
Energy Efficiency and
Conservation

In force

Non-res

Improve the control of mechanical space
Gosford City
heating and cooling by designing heating/ Centre DCP 2007
cooling systems to target only those
spaces which require heating and cooling,
not the whole building.

No.

Yes. Include provision similar to Gosford DCP
provision at s.2.6.1 and 3.5.1.

8

Gosford City
Council

Environmental
Guidance
Management. 5.1 –
Energy Efficiency and
Conservation

In force

Non-res

Improve the efficiency of hot water
systems by:

Draft DCP2012 does not contain any provisions
regarding insulating hot water systems.

Yes. Include new provision at s.2.6.1 and s.3.5.1
regarding insulating hot water systems.

9

Gosford City
Council

Environmental
Guidance
Management. 5.1 –
Energy Efficiency and
Conservation

In force

Non-res

Reduce reliance on artificial lighting and
designing lighting systems to target only
those spaces which require lighting at any
particular ‘off-peak’ time, not the whole
building.

No.

Yes. Include provision similar to Gosford DCP
provision at s.2.6.1 and 3.5.1.

10

Gosford City
Council

Environmental
Management. 5.1 –
Energy Efficiency and
Conservation

Submission In force
requirement.
Performance
criteria.

Non-res

Provide an Energy Efficiency Report from a Gosford City
suitably qualified consultant to accompany Centre DCP 2007
any development application for new
commercial office development with a
construction cost of $5million or more that
demonstrates a commitment to achieve
no less than 4 stars under the Australian
Building Greenhouse Rating Scheme*.

Draft DCP2012 requires an independent energy
assessment report for new commercial buildings,
refurbs, tenancies and fitouts demonstrating
potential for 4.5 star NABERS rating (s.2.6.1). However
no such provision applies to non-res devt in res
zones.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size. Use
of rating tools should have a dedicated section at
the beginning of s.2.6 and s.3.5 – Efficient Use of
Resources. All subsequent sections under 2.6 and
3.5 should include a statement that they only apply
to developments that are not subject to rating tool
provisions.

2

Canberra

City Centre
Development Code

Submission
requirement

All

A documented landscape design concept
shows how landscape associated with
the development addresses all of the
following:

The Territory Plan
2008

No.

Yes. Provisions encouraging use of planting to
contribute to energy efficiency should be included
at Passive Solar Design subsections (s.1.6.2, s.2.6.2
and s.3.5.2).

20

Melbourne
Planning Scheme

Yes. Draft DCP2012 requires all commercial floor
space to achieve a minimum 4.5 star rating under
NABERS and commercial developments >5000m² to
achieve a minimum 5 star Green Star rating (s.2.6.1).

No.

Gosford City
Centre DCP 2007

Rec.
No.

Draft DCP2012 requires new fixtures such as shower
roses, taps, and toilets to have a minimum WELS
rating of 3.5 stars (s.2.5.4 and s.3.5.5).

• insulating hot water systems,
• installing water saving devices.

In force

57

Gosford City
Centre DCP 2007

• contributes to energy efficiency by
providing substantial shade in summer,
especially to west-facing windows and
open car park areas, and admitting
winter sunlight to outdoor and indoor
living areas.
City of
Melbourne

Local Planning
Policies - 22.19
Environmentally
Sustainable Office
Buildings

Performance In force
criteria

Office >5000m²

A 4 star GreenStar rating or equivalent. To
achieve this, the following must also be
met:
• 4.5 star ABGR base building rating*

ESD Best Practice Project – ENERGY

energy
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City of
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Local Planning
Policies - 22.19
Environmentally
Sustainable Office
Buildings

City of
Melbourne

Status
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Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Performance In force
criteria

Office 2500m²5000m²

A 4.5 star ABGR base building rating*

Melbourne
Planning Scheme

Yes. Draft DCP2012 requires all commercial floor
space to achieve a minimum 4.5 star rating under
NABERS (s.2.6.1). However wording of provision is not
clear so to whether it applies to whole building, base
building or tenancies and no threshold applies.

Yes. Reword provision to ensure that 4.5 star NABERS
rating applies to base building, whole building or
tenancies as appropriate. Restructure submission
requirements and rating tool thresholds according
to use and size. Use of rating tools should have a
dedicated section at the beginning of s.2.6 and s.3.5
– Efficient Use of Resources. All subsequent sections
under 2.6 and 3.5 should include a statement that
they only apply to developments that are not
subject to rating tool provisions.

2

Local Planning
Policies - 22.19
Environmentally
Sustainable Office
Buildings

Guidance

All office

All development should reduce winter
heat loss.

Melbourne
Planning Scheme

No. The objective of s.2.6.3 Thermal mass is
‘to achieve more even, year –round average
temperature, making the dwelling more comfortable
to live in and resulting in less demand for artificial
heating or cooling.’

Yes. Replace the word ‘dwelling’ with ‘building’
in the objective to 2.6.3 to ensure the provisions
are applied to office development. Change title
of s.2.6.3 to Thermal Mass and Insulation to better
reflect nature of provisions.

13

City of
Melbourne

Local Planning
Policies - 22.19
Environmentally
Sustainable Office
Buildings

Guidance

In force

All office

All development should wherever practical Melbourne
protect windows from direct summer sun Planning Scheme
while allowing access to winter sun.

Yes. s2.6.2.

Wording of objective at s2.6.2 needs to be reworded
such that it is clear that subsequent provisions also
apply to non-res.

14

City of
Melbourne

Local Planning
Policies - 22.19
Environmentally
Sustainable Office
Buildings

Guidance

In force

All office

All development should make use of solar
energy or heat pump technology where
ever practical.

Draft DCP2012 requires hotwater systems in nonresidential developments in residential zones to
achieve a minimum 3.5 energy star rating (s.3.5.1). No
preference for solar or heat pump hot water systems
is given.

Provision from s.3.5.1 should also be included
at s.2.6.1 so as to apply to all commercial
developments and the commercial component of
mixed use developments. A preference for solar and
or heat pumps should be included at s.2.6.1 and
s3.5.1.

7

Melbourne
Docklands

ESD Guide
(2006)

Performance In force
criteria

City of
Melbourne

Melbourne Planning Performance Draft, likely
Scheme Amendment criteria
to come
C187 (Draft)
into force
(check
w CoM
planners)

In force

Melbourne
Planning Scheme

Rec.
No.

21

16

All non-res

3.5 stars (NABERS)

VicUrban (2006),
‘Melbourne
Docklands ESD
Guide’

Draft DCP2012 requires all commercial floor space
to achieve a minimum 4.5 star rating under NABERS
(s.2.6.1). No commensurate provision applies to nonres devt in the res zones.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size.
Use of rating tools should have a dedicated section
at the beginning of s.2.6 and s.3.5 – Efficient Use of
Resources.
All subsequent sections under 2.6 and 3.5 should
include a statement that they only apply to
developments that are not subject to rating tool
provisions.

2

Office <2000m²

Compliance with a Council assessment
tool called the Sustainable Design
Scorecard.

City of Melbourne
(2011) Energy
Water and
Waste Efficiency
Planning Controls
Review

No.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size.
Use of rating tools should have a dedicated section
at the beginning of s.2.6 and s.3.5 – Efficient Use of
Resources.
All subsequent sections under 2.6 and 3.5 should
include a statement that they only apply to
developments that are not subject to rating tool
provisions.

2
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Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Rec.
No.

Melbourne Planning Performance Draft, likely
Scheme Amendment criteria
to come
C187 (Draft)
into force
(check
w CoM
planners)

Office >2000m²

A Commitment Agreement to achieve
NABERS Office – Energy 5 Stars or
equivalent.

City of Melbourne
(2011) Energy
Water and
Waste Efficiency
Planning Controls
Review

Draft DCP2012 requires all commercial floor space
to achieve a minimum 4.5 star rating under NABERS
(s.2.6.1). No commensurate provision applies to nonres devt in the res zones.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size.
Use of rating tools should have a dedicated section
at the beginning of s.2.6 and s.3.5 – Efficient Use of
Resources.
All subsequent sections under 2.6 and 3.5 should
include a statement that they only apply to
developments that are not subject to rating tool
provisions.

2

City of
Melbourne

Melbourne Planning Performance Draft, likely
Scheme Amendment criteria
to come
C187 (Draft)
into force
(check
w CoM
planners)

Office >5000m²

A 5 star rating under Green Star – Office v3
rating tool or equivalent.

City of Melbourne
(2011) Energy
Water and
Waste Efficiency
Planning Controls
Review

Yes. Draft DCP2012 requires all commercial
developments >5000m² to achieve a minimum 5
star Green Star rating.

No.

City of
Melbourne

Melbourne Planning Performance Draft, likely
Scheme Amendment criteria
to come
C187 (Draft)
into force
(check
w CoM
planners)

Retail >5000m²

A 5 star rating under Green Star – Retail
Centre v1 rating tool or equivalent.

City of Melbourne
(2011) Energy
Water and
Waste Efficiency
Planning Controls
Review

No. Draft DCP2012 provision regarding Green Star
ratings only applies to office developments.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size
including rating tool provisions appropriate to large
retail. Use of rating tools should have a dedicated
section at the beginning of s.2.6 and s.3.5 – Efficient
Use of Resources.
All subsequent sections under 2.6 and 3.5 should
include a statement that they only apply to
developments that are not subject to rating tool
provisions.

2

City of
Brisbane

Energy Efficiency
Planning Scheme

Office, hotel &
retail >2500m²

Brisbane City Plan
An Energy Performance Statement
2000
(EPS) must be provided demonstrating
satisfactory compliance with the
performance criteria contained in the
Energy Efficiency Code. An Energy
Efficiency Report must be provided
certifying that energy ratings and
information contained in the EPS is correct.
The report is to be certified by a suitably
qualified consultant.

An independent energy assessment report is
required for all commercial premises demonstrating
potential for 4.5 star NABERS rating and all
commercial developments >5000m² are to achieve
a minimum 5 star Green Star rating (s.2.6.1). These
provisions utilise third-party rating tools as opposed
to Council specific performance criteria such as
those in Brisbane City Councils Energy Efficiency
Code. No threshold exists below 5000m² unlike
Brisbane where 2500m² is used as a threshold. Draft
DCP2012 does not apply rating tool provisions to
hotels and retail.

Yes. Restructure submission requirements and
rating tool thresholds according to use and size
including rating tool provisions appropriate to large
retail. Use of rating tools should have a dedicated
section at the beginning of s.2.6 and s.3.5 – Efficient
Use of Resources.
All subsequent sections under 2.6 and 3.5 should
include a statement that they only apply to
developments that are not subject to rating tool
provisions.

2

Submission
requirement

Status

Page 67

In force
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Planning
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jurisdiction
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type

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

City of
Brisbane

Energy Efficiency
Planning Scheme

Submission
requirement

In force

Office, hotel &
retail >2500m²

An Energy Efficiency Compliance
Certificate prepared by a suitably qualified
consultant must be provided within
60 days of completion of the first year
of building occupation. The certificate
is to certify that the stated energy
efficiency measures have been installed
and the building operates to predicted
performance. If the certificate reveals that
that the proposed measures have not
been installed, Council will request details
of how the management of energy issues
is to be addressed.

Brisbane City Plan
2000

Assessment of post construction operational
performance of office buildings is currently achieved
via the 4.5 star NABERS requirement. If building
managers want to market their building as achieving
a particular star rating the buildings operation must
be assessed using 12 months worth of operational
data. No such provision applies to hotel and retail
development.

Yes. Enforcement of performance criteria post
issuing of occupation certificate is difficult to do
through the planning system. Mandatory disclosure
of NABERS ratings for sale, lease or sub-lease of
office buildings >2000m² currently means that all
substantial office development will obtain a NABERS
rating however no minimum rating is currently
required by the mandatory disclosure scheme.
Extension of the NABERS requirement to hotel and
retail development will ensure more comprehensive
coverage.

Rec.
No.
2

Thresholds for applicability of certain provisions
should be restructured according to use and size.

City of
Brisbane

Energy Efficiency
Code

Performance In force
criteria

Office, hotel
>2500m²

Buildings must be designed such that
Brisbane City Plan
the building thermal envelope achieves
2000
an adequate level of energy efficiency.
Acceptable solution: Buildings achieve an
overall Building Space Load of 147kWh/a.
m² or less, or equivalent greenhouse target

s.2.6.3 Thermal mass includes provisions
regarding thermal mass however no kWh/a.m²
performance criteria is set. Thermal mass is taken
into consideration by the NABERS rating tool which
applies to all development and the Green Star rating
tool which applies to development >5000m².

Thresholds for applicability of these provisions
should be restructured according to use and size.

2

City of
Brisbane

Energy Efficiency
Code

Performance In force
criteria.

Office, hotel
>2500m²

Buildings must be designed such that the
air conditioning plant meets performance
requirements, while minimising energy
usage. Acceptable solution (office): Air
conditioning plant is operated and
maintained to achieve an air conditioning
efficiency factor equal to or greater than
0.24 (office) or 0.47 (hotel).

Brisbane City Plan
2000

s.2.6.1 contains a provision requiring fixed air
conditioning systems (including reverse cycle
systems) to have a minimum energy star rating of
3.5 stars however this provision only applies to the
residential component of mixed use developments.
No air conditioning efficiency factor or threshold is
set.

Relevant draft DCP2012 provision at s.2.6.1 should
also apply to commercial developments and the
commercial component of mixed use development.
Objective in draft DCP2010 similar to wording in
Brisbane provision would provide useful direction
to developers and assessment planners as to object
of subsequent provisions, that is: To ensure that
buildings are designed such that the air conditioning
plant meets performance requirements, while
minimising energy usage.

7

City of
Brisbane

City of
Brisbane

60
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Energy Efficiency
Code

Energy Efficiency
Code

Performance In force
criteria.

Performance In force
criteria.

Office, hotel
>2500m²

Shop >2500m²

Lighting must be designed to maximise
natural lighting and meet performance
requirements, while minimising energy
usage. Acceptable solution: The
Average Lighting Power Density for the
development does not exceed 18W/m²
(office) or 12W/m² (hotel).

Brisbane City Plan
2000

Buildings must be designed such that
Brisbane City Plan
the building thermal envelope achieves
2000
an adequate level of energy efficiency.
Acceptable solution: Buildings achieve an
Overall Thermal Transmission factor of 0.55
or less.

No.

s.2.6.3 Thermal mass includes provisions regarding
thermal mass however no kWh/a.m² performance
criteria is set. Thermal mass is taken into
consideration by the NABERS rating tool which
applies to all development and the Green Star rating
tool which applies to development >5000m².

22

Thresholds for applicability of certain provisions
should be restructured according to use and size.

2

Yes. Include provision at s.2.6.1 such as: Reduce
reliance on artificial lighting by designing lighting
systems to target only those spaces which require
lighting at any particular ‘off-peak’ time, not the whole
building.

10

Thresholds for applicability of certain provisions
should be restructured according to use and size.

2

Thresholds for applicability of these provisions
should be restructured according to use and size.

2
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City of
Brisbane

Energy Efficiency
Code

Performance In force
criteria.

City of
Brisbane

City of Perth

Energy Efficiency
Code

4.1 - City
Development
Design Guidelines
– Environment and
Microclimate

Status

Performance In force
criteria.

Guidance

In force

Page 69

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Shop >2500m²

Buildings must be designed such that the
air conditioning plant meets performance
requirements, while minimising
energy usage. Acceptable solution:
Air conditioning plant is operated and
maintained to achieve an Air Conditioning
Efficiency factor equal to or greater than
0.6.

Brisbane City Plan
2000

s.2.6.1 contains a provision requiring fixed air
conditioning systems (including reverse cycle
systems) to have a minimum energy star rating of
3.5 stars however this provision only applies to the
residential component of mixed use developments.
No air conditioning efficiency factor or threshold is
set.

Relevant draft DCP2012 provision at s.2.6.1 should
also apply to commercial developments and the
commercial component of mixed use development.
Objective in draft DCP2010 similar to wording in
Brisbane provision would provide useful direction
to developers and assessment planners as to object
of subsequent provisions, that is: To ensure that
buildings are designed such that the air conditioning
plant meets performance requirements, while
minimising energy usage.

22

Thresholds for applicability of provisions should be
restructured according to use and size.

2

Yes. Include provision at s.2.6.1 such as: Reduce
reliance on artificial lighting by designing lighting
systems to target only those spaces which require
lighting at any particular ‘off-peak’ time, not the whole
building.

10

Thresholds for applicability of certain provisions
should be restructured according to use and size.

2

Shop >2500m²

All

Lighting must be designed to maximise
natural lighting and meet performance
requirements, while minimising energy
usage. Acceptable solution: The
average lighting power density for the
development does not exceed 23W/m²
OR Minimum circuit efficacy for general
lighting is 72 lumens/watt.

Brisbane City Plan
2000

Developments should incorporate
ecologically sustainable design principles
by:

City of Perth City
Planning Scheme
2004

-	Maximising solar access and natural
ventilation;

No.

Yes. Individual provisions within draft DCP2012
generally provide guidelines regarding all of the
ecologically sustainable design principles identified
by the City of Perth City Planning Scheme 2004.

61

Rec.
No.
7

No.

-	Minimising the need for energy
consumption, by reducing reliance
on artificial temperature control and
lighting;
-	Reducing or eliminating unsustainable
consumption of resources;
-	Giving preference to building materials
based on thermal insulating properties,
low-energy production, and renewable
or recyclable resources;
-	Minimising adverse emissions to air, soil
and water; and
- Aiming to achieve high energy
efficiency ratings in an accredited
system for energy efficient building
design and maintenance, eg. the Green
Building Council of Australia’s ‘Green
Star’ environmental rating system.
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Planning
authority
jurisdiction

Policy name

Control
type

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

City of Perth

East Perth General
Planning Policies. 1.4
– Energy Efficiency

Guidance

In force

Commercial
buildings

Commercial buildings should utilise
economy cycle air-conditioning and not
exceed BOMA Standard Energy Budget
Levels for energy usage.

City of Perth City
Planning Scheme
2004

s.2.6.1 contains a provision requiring fixed air
conditioning systems (including reverse cycle
systems) to have a minimum energy star rating of
3.5 stars however this provision only applies to the
residential component of mixed use developments.
No air conditioning efficiency factor or threshold is
set.

Relevant draft DCP2012 provision at s.2.6.1 should
also apply to commercial developments and the
commercial component of mixed use development.
Objective in draft DCP2010 is needed to provide
useful direction to developers and assessment
planners as to object of subsequent provisions,
that is: To ensure that buildings are designed such
that the air conditioning plant meets performance
requirements, while minimising energy usage.
Thresholds for applicability of certain provisions
should be restructured according to use and size.

Adelaide City Environmental –
Council
Energy Efficiency

Guidance

In force

All

Buildings should provide adequate
thermal comfort for occupants and
minimise the need for energy use for
heating, cooling and lighting by:

Rec.
No.
7

22

2

Adelaide City
Development Plan
(Consolidated)
2011

Yes. Individual provisions within draft DCP2012
provide guidance regarding thermal comfort
in a way similar to that within the Adelaide City
Development Plan 2011.

Ensure Passive solar design provisions (s.2.6.2) also
apply to commercial development by removing
reference to dwellings from the overall objective.

14

Adelaide City
Development Plan
(Consolidated)
2011

Draft DCP2012 contains natural ventilation and solar
access provisions that generally aim to achieve
similar outcomes as the Adelaide City Development
Plan 2011.

No.

2

• locating, sizing and shading windows
to reduce summer heat loads and
permit entry of winter sun;
• including thermal insulation of roof,
walls, floors and ceilings and by
draught proofing doors, windows and
openings;
• ensuring light colours are applied to
external surfaces that receive a high
degree of sun exposure
• use of landscaping.
Adelaide City Environmental –
Council
Energy Efficiency

62

Guidance

In force

All

All development should be designed
to promote naturally ventilated and
day lit buildings to minimise the need
for mechanical ventilation and lighting
systems.
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Planning
authority
jurisdiction

Policy name

Adelaide City Environmental –
Council
Energy Efficiency

Control
type

Status

Submission In force
requirement,
Guidance

Dev’t type

Requirement

All development
>10,000m²

Provide design information, including
a full energy audit by an appropriately
qualified professional, demonstrating
energy efficiency prior to approval. Energy
reductions should, where possible, be
achieved by the following:

Source
document

Equivalent provision in draft DCP2012?

Page 71

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

63

Rec.
No.

(a) appropriate orientation of the building
by:
(i) maximising north/south facing
facades;
(ii) designing and locating the building
so the north façade receives good
direct solar radiation;
(iii) minimising east/west facades to
protect the building from summer
sun and winter winds;
(iv) narrow floor plates to maximise
the amount of floor area receiving
good daylight; and/or
(v) minimising the ratio of wall surface
to floor area.
(b) window orientation and shading;
(c) adequate thermal mass including night
time purging to cool thermal mass;
(d) appropriate insulation by:
(i) insulating windows, walls, floors
and roofs; and
(ii) sealing of external openings to
minimise infiltration.
(e) maximising natural ventilation including
the provision of openable windows;
(f) appropriate selection of materials,
colours and finishes; and
(g) introduction of efficient energy
use technologies such as geoexchange and embedded, distributed
energy generation systems such as
cogeneration, wind power, fuel cells
and solar photovoltaic panels that
supplement the energy needs of the
building and in some cases, export
surplus energy to the electricity grid.
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Planning
authority
jurisdiction

Policy name

Control
type

Status

Dev’t type

Requirement

Source
document

Adelaide City Environmental –
Council
Energy Efficiency

Guidance

In force

All

Orientation and pitch of the roof should
Adelaide City
facilitate the efficient use of solar collectors Development Plan
and photovoltaic cells.
(Consolidated)
2011

Adelaide City Environmental –
Council
Energy Efficiency

Guidance

In force

Office

The following principles of sustainable
design and construction are required for
new office development, and additions
and refurbishments to existing office
development, to minimise energy
consumption and limit greenhouse gas
emissions:

Page 72

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Draft 2012 contains provisions to ensure that
buildings in the residential zones are designed such
that solar panels receive appropriate solar access
(s.1.3.7, s.3.2.9). However no such provision applies to
development in the mixed use or commercial zones.

No.

Adelaide City
Development Plan
(Consolidated)
2011

Draft DCP2012 relies on third party rating tools
(Green Star and NABERS) for assessment of large
office developments. Nonetheless, Draft DCP2012
provides robust guidance on how buildings of all
types can achieve energy use reductions.

No.

(a) passive solar consideration in the
design, planning and placement of
buildings;
(b) re-using and/or improving existing
structures or buildings;
(c) designing for the life-cycle of the
development to allow for future
adaptation;
(d) considering low levels of embodied
energy in the selection and use of
materials;
(e) developing energy efficiency solutions
including passive designs using natural
light, solar control, air movement and
thermal mass. Systems should be zoned
to minimise use of energy;
(f) using low carbon and renewable
energy sources, such as Combined
Heat and Power (CHP) systems and
photovoltaics; and
(g) preserving and enhancing local
biodiversity, such as by incorporating
roof top gardens.
Hobart City
Council

Application
Requirements

Submission
requirement

Draft

All

Provide an assessment of the energy
efficiency rating of the building in
accordance with the 2006 Building Code
of Australia.

Draft City of
Hobart Planning
Scheme 2009

No. Draft DCP2012 does not require an assessment
against the BCA.

?

Darwin City
Council

Commercial Use
and Development
Performance Criteria

Guidance

In force

Commercial

The design of buildings should maximise
energy efficiency through passive climate
control measures.

Northern Territory
Planning Scheme

Yes. Various DDCP2012 provision aim to maximise
energy efficiency through passive climate control
measures in commercial buildings.

No.

* The Australian Greenhouse Building Rating (ABGR) has since been replaced by the National Australian Built Environment Rating System (NABERS)

64

Rec.
No.
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65

A ppe n d i x B – R e v i e w o f N o r t h S y d n e y D r a f t D CP En er g y Effi ci en c y Pr ov isi o ns ag a i ns t B e s t
Pr ac t i ce Cr i t er ia
The analysis of the planning documents from other jurisdictions has shown that ‘best practice’ approaches to the regulation of energy use generally do the following:
A. Utilise a broad range of mechanisms and apply them in such a way that is commensurate with the scale and likely impact of the development;
B. Set ambitious, although not unreasonable, performance criteria where appropriate;
C. Incorporate provisions that are clear and easy to understand;
D. Link to a clear strategic vision or policy;
E. Incorporate provisions that are accepted by the development industry; and
F.	Fit within development assessment framework.
Assessment of draft DCP 2012 provisions against the above best practice criteria is in the yellow columns. Relevant objectives are included to aid clarity.
Energy Use

Draft DCP section

Objective/Provision

01

02

03

Res.
justification*

X

X

X

Objective

X

Objective

Best practice criteria
A

B

C

D

E

F

Comment

Rec No.

General Objectives (Part B. s.1.1.1; s2.1.1; s.3.1.1)
Ob. incorporate innovative sustainable design to reduce energy and water consumption,
and meet or exceed sustainability requirements.
Solar access (Part B. s.1.3.7; s.2.3.7; s.3.2.9)
Ob.	To ensure that all dwellings have reasonable access to sunlight and daylight.

X

Section 2 should include a similar objective regarding solar access
to dwellings.
Objective at s.3.2.9 should be reworded by removing reference to
‘dwellings’ to ensure all subsequent provisions are applied to nonres development.

Ob.	To maintain solar access to residential areas surrounding the North Sydney Centre.

X

Objective

Ob.	To avoid the creation of long solid masses of development which prevent the
penetration of daylight and/or sunlight through to pedestrian levels and to northern
and eastern facades of buildings.

X

Objective

Pr.

Developments must be designed and sited such that solar access at the winter
solstice (21st June) provides a minimum of 3 hours between the hours of 9.00am and
3.00pm to:

X

X

Amenity

Y

Y

Y

Y

Y

Y

Amenity

Y

Y

Y

Y

Y

Y

Amenity

Y

Y

Y

Y

Y

Y

Amenity

?

N/A

Y

Y

Y

Y

23

(a) any solar panels;
(b) the windows of main internal living areas;
(c) principal private open space areas; and
(d) any communal open space areas.
located on the subject property and any adjoining residential properties.
Pr.

Developments located outside the North Sydney Centre must be designed and sited
such that solar access to any solar panels, the windows of main internal living areas,
principal private open space areas and any communal open space areas of adjoining
residentially zoned properties, for a minimum of 3 hours between the hours of 9:00a
and 3:00pm during winter solstice (21st June).

Pr.

Where the level of solar access to adjoining properties is already below the
requirement above, the level of solar access must not be further reduced.

Pr.

Avoid providing apartments within mixed use developments that have a sole
orientation to the south. Where south facing apartments can not be avoided,
ensure that they are provided with adequate access to natural light (e.g. by providing
enlarged windows, skylights and the like).

X

X

X
X

X

This provision only seeks to protect the solar access to adjoining
residentially zoned properties. It does not seek to provide solar
access to the subject property. This is considered appropriate in
densely developed areas where solar access cannot always be
guaranteed.

s.1.3.7 should contain a similar provision regarding south facing
apartments to ensure that RFBs are subject to the same provision.

24
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Energy Use

Draft DCP section

Objective/Provision

01

02

Ob.	To provide a high level of internal amenity for those who reside in the building.

X

X

Objective

Pr.	Maximum depth of a habitable room from a window, providing light and air to that
room, is 10m.

X

X

Pr.

Single aspect apartments have a maximum depth of 8m from a window.

X

Pr.

The habitable space serviced by a window is no more than 10 times the glazed area
of the window.

X

Pr.

At least 75% of apartments are to be provided with cross ventilation (i.e. window
openings that face different directions). For apartments with no cross ventilation,
ceiling fans must be provided.

Pr.

The amount of glazing on eastern and western elevations is to be minimised and
incorporate external shading devices.

03

Res.
justification*

Page 74

Best practice criteria
A

B

C

D

E

F

Amenity

Y

Y

Y

Y

Y

Y

X

Amenity

Y

Y

Y

Y

Y

Y

X

Amenity

Y

Y

Y

Y

Y

Y

X

X

Amenity

Y

Y

Y

Y

Y

Y

X

X

Amenity

?

N/A

?

Y

Y

Y

Ob.	To ensure that dwellings are provided with sufficient natural solar access and
ventilation, where the provision through conventional means (i.e. windows) is
adversely restricted or compromised.

X

X

Objective

Pr.

X

X

Amenity

Y

Y

Y

Y

Y

Y

Comment

Rec No.

This provision should be replicated at s.2.6.2 and s.3.5.2 Passive Solar
Design to ensure it is applied to non-res development.

11

High quality residential accommodation (Part B. s.1.5.1; s.2.5.4)

Lightwells and Ventilation (Part B. s.1.5.2; s.2.5.5)

Council does not support the use of lightwells for the provision of light and
ventilation to dwellings. However, Council may consent to the use of lightwells, but
only if the following criteria are satisfactorily met:
(a) the lightwell does not provide the primary source of natural daylight and
ventilation to any habitable room of a dwelling within the development; and
(b) the dimensions of the lightwell comply with the building separation
requirements set out in P5 to clause 2.3.11 to this Section of the DCP (e.g. if nonhabitable rooms face into a lightwell under 12m in height, the lightwell should
measure 6m x 6m in plan); and
(c) the lightwell is directly connected at ground level to streets or lanes in buildings
greater than 30m in height to allow air movement in the lightwell; and
(d) all building services (e.g. utility installations, pipes, cabling and the like) are
concealed and not overlooked by principal living rooms or bedrooms; and
(e) the lightwell is fully open to the sky.

Pr.

Despite (b) above, a lesser dimension may be considered, but only if it can be
satisfactorily demonstrated that acoustic privacy, visual privacy and daylight access to
all dwellings can be provided.

X

X

Amenity

Y

Y

Y

Y

Y

Y

Pr.

Alternative methods of ventilation of dwellings may be considered, but only if it can
be satisfactorily demonstrated that there is no impact on privacy, noise, and fire
safety.

X

X

Amenity

Y

Y

Y

Y

Y

Y

Pr.	If an alternative method of ventilation is proposed, submit a ventilation report by a
certified ventilation consultant in accordance with the AS 1668, which recommends
that the minimum natural cross ventilation rate of airflow should be 60L/s and the
minimum removal of excess heat should be 10 air changes per hour, to provide
reasonable comfort to occupants.

X

X

Amenity

Y

Y

Y

Y

Y

Y

Landscape Area (Part B. s.1.5.6; s.3.4.5)
Ob.	The specific objectives of the landscaped area controls are to:

66

(i) contribute to streetscape and amenity

X

X

Objective
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Energy Use

Draft DCP section

Objective/Provision

01

Pr.	Use planting to create a buffer against cold winter winds (generally westerly), or
to direct cooling breezes in summer (generally north easterly), into living areas of
dwellings.

02

X

Page 75

03

Res.
justification*

Best practice criteria
A

B

C

D

E

F

X

Amenity

Y

N/A

Y

Y

Y

Y

BASIX
guidance

Y

Y

?

Y

Y

Y

Change wording where it relates to dwellings to reflect guidance
status. Eg: Open air drying facilities should be provided in a sunny
location, etc.

BASIX
guidance

Y

N/A

Y

Y

Y

Y

No minimum requirement for direct solar access is considered
appropriate in densely developed areas where solar access cannot
always be guaranteed.

BASIX
guidance

Y

Y

Y

Y

Y

Y

Comment

67

Rec No.

Site Facilities (Part B. s.1.5.14; s.2.5.10)
Ob.	To ensure that site facilities are unobtrusive, integrated into developments, provide
for needs of residents and reduce impact of development on the environment.

X

Pr.

X

Provide open air clothes drying facilities in a sunny location, which is adequately
screened from streets and public places and receives no less than 2 hours of direct
sun per day.

Pr.	Open air drying facilities should be provided in a sunny location which are
adequately screened from streets and public places.

X

Objective

X

Energy Efficiency (Part B. s.1.6.1; s.2.6.1; s.3.5.1)
Ob.	To ensure that developments minimise their use of non-renewable energy resources.

X

X

X

Objective

Pr.

A BASIX Certificate is required to be submitted with all residential development types
nominated under SEPP (Building Sustainability Index: BASIX) 2004.

X

X

Pr.

Where alterations affect more than half the total volume of the original building
(measured over the roof and the external walls), achieve the targets in this section for
the whole of the building.

X

X

X

Alts and adds

?

Y

Y

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

Pr.

Consider the following issues when assessing the energy rating of buildings and
whether any of these issues prevent the achievement of the energy ratings:

X

X

X

BASIX
guidance

?

Y

Y

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

X

X

?

N

N/A

Y

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

(a) orientation or shape of the block;
(b) existing overshadowing due to either the surrounding terrain or existing
development;
(c) topography, geology or geo-technical constraints preclude energy saving design
such as slab-on-ground construction;
(d) conflict with requirements or guidelines in relation to privacy, area character,
building design, bulk and scale or heritage considerations set out in the LEP or
the DCP.
Pr.	Ensure that the development does not reduce the energy efficiency of buildings in
the vicinity.

This provision should also be included at s.1.6.1 so that it applies to
residential development in residential zones.
Pr.

Where the proposed development involves the installation of any of the following:
(a) hotwater systems;
(b) clothes drier;
(c) dishwasher;
(d) fixed air conditioning systems (including reverse cycle systems);
(e) fixed heating systems;

they must have a minimum energy star rating of 3.5 stars.

X

X

X

Alts & adds

?

Y

?

Y

N

N

The particular star rating of individual appliances is information
that is not generally available at development application stage.
A review of assessment reports suggests that this provision is not
being implemented. However, the provision is still valuable in that
it provides guidance to property owners in reducing their energy
consumption, particularly those doing alts and adds. Thresholds
need to be clarified so that it is clear what provisions apply to what
development category and what development size.
Further, this provision should be listed as a general provision
in s2.6.1 so as to apply to both residential and commercial
development.

25

2

7
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ESD Best Practice Project – ENERGY
Energy Use

Draft DCP section

Objective/Provision

01

02

03

X

Pr.	The design of the building or the commercial components of the building and its
services must be capable of achieving a minimum 4.5 star rating under DECCW’s
NABERS Energy. In this regard, the following information is required to be lodged
with the relevant certifying authority (Council or an accredited certifier) prior to the
issue of a Construction Certificate:

Page 76

Res.
justification*

Best practice criteria
A

B

C

D

E

F

N/A

?

Y

Y

Y

N

N

(a)	Evidence that a Commitment Agreement has been entered into with DECCW,
to deliver this Green Star rating for the base building (i.e. services traditionally
supplied as ‘common’ to tenants, such as air conditioning, lifts and common area
lighting) or for the whole building where the applicant is to occupy the entire
building.

Comment
This provision is worded such that it applies to all commercial
development in commercial and mixed use zones regardless
of size. This is not consistent with the best practice principle of
utilising a broad range of mechanisms and applying them in such
a way that is commensurate with the scale and likely impact of the
development. Similarly the there is no commensurate provision that
applies to non-residential development in residential zones.

Rec No.

2

Anecdotal evidence suggests that the current wording of the
provision is not accepted by the development industry and
does not fit within the development assessment system as few
developers lodge the required information with the DA and few
assessment planners request the information prior to making
a determination. Having said that, the provision is appropriate
for particular types and sizes of non-residential development.
E.g. Office buildings greater than 1000m² or 2000m². Further, for
these types of development the commitment agreement process
aligns the use of the NABERS rating tool with the development
assessment process.

(b)	Use an independent energy assessment report that follows the guidelines in
DECCW’s NABERS Energy and Water for Offices Rules for collecting and using
data.  This document can be obtained from www.nabers.com.au;
(c) Prepare and submit, a computer building simulation in accordance with DECCW’s
NABERS Energy Guide to Building Energy Estimation. This document can be
obtained from www.nabers.com.au. The computer building simulation is
required to demonstrate to the satisfaction of Council, or the private certifier
if Council is not the certifying authority, that the building can reasonably be
expected to achieve the proposed rating under realistic operating conditions.
Pr. Developments involving the provision of more than 5,000m2 of office floor space
must demonstrate that the development can achieve a minimum 5 star rating
under the Green Building Council of Australia’s Green Star – Office rating tool.
The rating tool can be obtained from the Green Building Council of Australia’s
website - www.gbca.org.au.

N/A

X

Y

Y

Y

Y

Y

?

Green Star ratings are rarely obtained prior to DA approval as
developers are usually not prepared to spend the time and money
submitting an application for a Green Star rating unless consent
has been issued. While the commitment agreement associated
with NABERS aims to align the use of that rating tool with the
development assessment process, no such mechanism is available
under Green Star. Having said that, mandating ambitious ratings
under third party rating tools appears to be consistent with national
and global trends.
Rating tool thresholds need to be restructured according to use
and size. Use of rating tools should have a dedicated section at
the beginning of s.2.6 and s.3.5 – Efficient Use of Resources. All
subsequent sections under 2.6 and 3.5 should include a statement
that they only apply to developments that are not subject to
GreenStar rating tool provisions.

Passive Solar Design (Part B. s.1.6.2; s.2.6.2; s.3.5.2)
Ob.	To ensure that site layout and building orientation allows for maximum solar
access to dwellings, especially to living areas, and are adapted to local climatic
conditions and prevailing site characteristics.

X

X

X

Objective

Pr.	To achieve maximum solar access orient the building within 20o west of north to
30o east of north.

X

X

X

BASIX
guidance

?

Y

N

Y

Y

Y

Reword objective at s.2.6.2 to ensure provisions are applied to both
res and non-res as appropriate. I.e. remove reference to ‘dwellings’.

14

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

Change wording where it relates to dwellings to reflect guidance
status. Eg: To achieve maximum solar access, buildings should be
oriented ... etc.

68
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Energy Use

Draft DCP section

Objective/Provision

01

02

03

X

X

X

Pr. Adapt site layout and building orientation to local climatic conditions and
prevailing site characteristics, such as existing overshadowing, planting and slope.

Res.
justification*

Page 77

Best practice criteria
A

B

C

D

E

F

BASIX
guidance

Comment
Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

69

Rec No.
2

Change wording where it relates to dwellings to reflect guidance
status. Eg: Site layout and building orientation should adapt to local
climatic conditions ... etc.
Pr.	Locate the main daytime living areas (e.g. family, dining and meal rooms) on the
northern side of dwellings.

X

X

Pr.	Orient the long axis or length of the building to the northerly aspect.

X

X

Pr.	Ensure windows of living areas that face north will receive at least three hours of
sunlight between 9am and 3pm over a portion of their surface during the winter
solstice.

X

X

Pr. Provide shading devices on north facing walls to completely shade glazing
from October to late February (to calculate the extent of shading device, draw a
section and extend a line from the base of the window at 70o. The outer edge of
the eaves should reach this line.

X

X

X

Amenity

Y

N/A

Y

Y

Y

Y

Amenity

?

N/A

Y

Y

Y

Y

Amenity

Y

Y

Y

Y

Y

Y

BASIX
guidance

?

Y

?

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.
Similar provision should be included at s.1.6.2 Passive solar design.
Change wording where it relates to dwellings to reflect guidance
status. Eg: Shading devices should be provided ..., etc.

Pr.	Use building materials that are non toxic, have a low embodied energy and are
sourced from renewable and abundant resources.

X

X

BASIX
guidance

?

N/A

?

Y

?

?

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

2

2
1
31

2
1

Change wording where it relates to dwellings to reflect guidance
status. Eg: Building materials should be non toxic, etc.
This provision to be moved to 2.6.8 Building Materials to ensure it is
clear and easy to understand.
Pr.	Incorporate on-site renewable energy sources to supplement energy needs
during daily peak energy use.

X

X

BASIX
guidance

?

N/A

?

Y

?

?

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Ensure that objective is reworded so that this provision is also
applied to commercial development. Change wording where it
relates to dwellings to reflect guidance status. Eg: On-site energy
should be incorporated to supplement ... etc.
This provision should be moved to s2.6.1 Energy Efficiency to ensure
it is clear and easy to understand and be replicated at s1.6.1 Energy
Efficiency so that it applies to residential development in the
residential zone.
Pr.	Locate windows and openings in line with each other, and with prevailing
breezes.

X

X

Amenity

?

N/A

Y

Y

Y

Y

19

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
This provision can be deleted from s.2.6.2 Passive Solar Design
and s.3.5.2 Passive Solar Design as it is replicated in s.2.6.4 Natural
Ventilation and s.3.5.4 Natural Ventilation

14

26

2
27

ESD Best Practice Project – ENERGY
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ESD Best Practice Project – ENERGY
Energy Use

Draft DCP section

Objective/Provision

01

Pr.	Use movement controlled lighting and mechanical ventilation in public areas.

Pr.	Use solar powered lighting for external areas.

02

03

X

X

X

X

Res.
justification*
BASIX
guidance

BASIX
guidance

Page 78

Best practice criteria
A

B

C

D

E

F

Y

N/A

?

Y

Y

?

?

N/A

?

Y

Y

Y

Comment

Rec No.

Change wording where it relates to dwellings to reflect guidance
status. Eg: Movement controlled lighting and mechanical ventilation
should be used ... etc.
A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

This provision should be moved to s2.6.1 Energy Efficiency and s3.5.1
Energy Efficiency to improve ensure it is clear and easy to understand.
Provision should be replicated at s1.6.1 Energy Efficiency so that it
applies to residential development in the residential zone.

28

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

2
1

Change wording where it relates to dwellings to reflect guidance
status. Eg: Solar powered lighting should be used for external areas.
This provision should be moved to s2.6.1 Energy Efficiency and s3.5.1
Energy Efficiency to ensure it is clear and easy to understand.

29

Provision should be replicated at s1.6.1 Energy Efficiency so that it
applies to residential development in the residential zone.
Thermal Mass and Insulation (Part B. s.1.6.3; s.2.6.3; s.3.5.3)
Ob.	To achieve more even, year-round average temperature, making the dwelling
more comfortable to live in and resulting in less demand for artificial heating or
cooling.

X

X

X

Objective

Pr.	To maximise natural heating, provide flooring that will absorb heat from the
winter sun (i.e. A concrete slab floor on the ground offers the best thermal
massing properties, whilst timber floors have minimal performance in terms of
thermal mass. Dark coloured tiles laid over a concrete slab is the most desirable
covering in terms of maximising the performance of thermal mass in a dwelling).

X

X

X

BASIX
guidance

?

N/A

?

Y

Y

Y

‘and Insulation’ should be included in headings at s.2.6.3 and s.3.5.3.

21

Reword objective at s.2.6.3 and s.3.5.3 to ensure provisions are
applied to both res and non-res as appropriate. I.e. remove
reference to ‘dwellings’.

13

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Reword applicable objective to ensure this provision is applied to
both res and non-res.

13

Change wording where it relates to dwellings to reflect guidance
status. Eg: To maximise natural heating, flooring that will absorb
heat from the winter sun should be used.
Pr.	To maximise natural cooling, protect thermal mass from summer sun with
shading and insulation. Allow cool night breezes and air currents to pass over the
thermal mass, drawing out all the stored energy.

X

X

X

BASIX
guidance

?

N/A

?

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

Reword applicable objective to ensure this provision is applied to
both res and non-res.

13

Change wording where it relates to dwellings to reflect guidance
status. Eg: To maximise natural cooling, thermal mass should be
protected ... etc.

70
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Energy Use

Draft DCP section

Objective/Provision

01

02

03

X

X

X

Pr.	Incorporate masonry walls and insulated walls and ceilings to contribute to the
effectiveness of thermal mass.

Res.
justification*

Page 79

Best practice criteria
A

B

C

D

E

F

BASIX
guidance

Comment

71

Rec No.

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Reword applicable objective to ensure this provision is applied to
both res and non-res.

13

Change wording where it relates to dwellings to reflect guidance
status. Eg: Masonry walls and insulated walls and ceilings should be
incorporated ... etc.
Pr.	Thermal insulation is used in the roof, walls and floor.

X

X

X

BASIX
guidance

?

N/A

?

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Reword applicable objective to ensure this provision is applied to
both res and non-res.

13

Change wording where it relates to dwellings to reflect guidance
status. Eg: Thermal insulation should be used ... etc.
Pr.	Thermal insulation complies with AS 2627: Part 1-1993.

Pr.	Use bulk or reflective insulation, or a combination of both, to achieve the required
insulation value.

X

X

X

X

X

X

Alts and adds

Alts and
adds / BASIX
guidelines

?

?

Y

N/A

?

?

Y

Y

Y

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Reword applicable objective to ensure this provision is applied to
both res and non-res.

13

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Reword applicable objective to ensure this provision is applied to
both res and non-res.

13

Change wording where it relates to dwellings to reflect guidance
status. Eg: Bulk or reflective insulation, or a combination of both,
should be used to achieve ... etc.
Natural Ventilation (Part B. s.1.6.4; s.2.6.4; s.3.5.4)
Ob.	To ensure that dwellings are designed to provide all habitable rooms with direct
access to fresh air and to assist in promoting thermal comfort for occupants.

X

X

Ob.	To ensure that workers are provided with direct access to fresh air and to assist in
promoting thermal comfort for occupants
Ob.	To reduce energy consumption by minimising the use of mechanical ventilation,
particularly air conditioning.

X

X

Objective
X

Objective

X

Objective

This objective should be replicated at s.2.6.4 to ensure provisions are
applied to non-res development.

30

ESD Best Practice Project – ENERGY
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ESD Best Practice Project – ENERGY
Energy Use

Draft DCP section

Objective/Provision

01

02

03

Res.
justification*

X

X

X

Amenity

Pr.	Locate windows and openings in line with each other on opposing walls and
with prevailing breezes.

Page 80

Best practice criteria
A

B

C

D

E

F

Comment
Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

It is not clear whether this provision applies to all non-res
development. Inclusion of objective regarding non-res should
ensure the provision is applied to non-res.
Pr. Provide ceiling fans for use in summer (fans produce a cooling air movement that
is preferable to letting in the hot daytime air).

X

X

X

Amenity

?

N/A

?

Y

Y

Y

Rec No.

30

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

It is not clear whether this provision applies to all non-res
development. Inclusion of objective regarding non-res should
ensure the provision is applied to non-res.

30

Building Design (Part B. s.1.6.5)
Ob.Building design maximises benefits of solar access during winter and minimises
overheating during summer.

X

Objective

Pr. Eaves on north facing walls should completely shade any glazing on that wall
from October to late February. To calculate the extent of eaves overhang, draw a
section and extend a line from the base of the window at 70º. The outer edge of
the eaves should reach this line.

X

BASIX
guidance

Pr. Consideration should be given to using north facing pergolas to shade walls and
windows (deciduous vines can be trained over the pergola to provide effective
cooling in warm weather).

X

Pr. Where a north facing pergola contains fixed louvres, space and orient the louvres
so that a line between the top of one blade and the bottom of the next makes an
angle of 70o.

X

Pr. Angle louvres to correspond to the lowest altitude angle the sun reaches at noon
in winter (31o in Sydney).

X

BASIX
guidance

?

?

Y

N/A

?

?

Y

Y

Y

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

Provision should be moved to s.1.6.2 Passive Solar design to ensure it
is clear and easy to understand.

31

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

Provision should be moved to s.1.6.2 Passive Solar Design to ensure
it is clear and easy to understand. Provision should be replicated
at 2.6.2 Passive Solar Design so it applies to dwellings in mixed use
zone.
Amenity

?

Y

?

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
Provision should be moved to s.1.6.2 Passive Solar design to ensure
it is clear and easy to understand. Provision should be replicated
at 2.6.2 Passive Solar Design so it applies to dwellings in mixed use
zone.

Amenity

?

Y

?

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
Provision should be moved to s.1.6.2 Passive Solar design to ensure
it is clear and easy to understand. Provision should be replicated
at 2.6.2 Passive Solar Design so it applies to dwellings in mixed use
zone.

Pr. Provide adjustable awnings, shutters and external louvres on east and west facing
windows.

72

X

Amenity

?

N/A

?

Y

Y

Y

32

2
33

2
34

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

Provision should be moved to s.1.6.2 Passive Solar design to ensure it
is clear and easy to understand.

35
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Energy Use

Draft DCP section

Objective/Provision

01

Pr. Where main living areas are oriented northwards, aim to achieve a glazed area of
30% of the dwelling’s floor area in this direction.

X

02

03

Page 81

Res.
justification*

Best practice criteria
A

B

C

D

E

F

Amenity

?

Y

?

Y

Y

Y

Comment
Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
Provision should be moved to s.1.6.2 Passive Solar design to ensure
it is clear and easy to understand. Provision should be replicated
at 2.6.2 Passive Solar Design so it applies to dwellings in mixed use
zone.

Pr. East and west facing glazing should be minimised and fully shaded at the
summer solstice.

X

Amenity

?

Y

?

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
Provision should be moved to s.1.6.2 Passive Solar design to ensure
it is clear and easy to understand. Provision should be replicated
at 2.6.2 Passive Solar Design so it applies to dwellings in mixed use
zone.

Pr. South facing glazing should be kept to a minimum to reduce winter heat losses.

X

Amenity

?

N/A

?

Y

Y

Y

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.
Provision should be moved to s.1.6.2 Passive Solar design to ensure
it is clear and easy to understand. Provision should be replicated
at 2.6.2 Passive Solar Design so it applies to dwellings in mixed use
zone.

73

Rec No.
2
36

2
37

2
38

Colours and Materials (Part B. s.1.6.6)
Ob.	To maximise the energy efficiency of dwellings.

X

Objective

Pr. Buildings should use lighter coloured materials and finishes on main external
parts of the building.

X

BASIX
guidance

Ob.	To ensure the most efficient water heating methods are used to assist in the
reduction of greenhouse gas emissions and use of non-renewable resources.

X

Objective

Pr.	Must comply with the minimum energy star rating identified in P4 to subsection
1.6.1.

X

Pr.	New hotwater systems installed in dwellings must not solely rely on electrical
mains power to heat the water (n.b. sole electrical hotwater systems are to be
phased out by 2012).

X

Pr.	Install solar powered water heaters on any residential development. Solar
powered water heaters may be either gas or electrically boosted, but boosting
should be limited to a maximum of 50% of total heating requirement with the
remainder of heating requirements achieved through solar gain.

X

Alts and adds

?

Y

Y

Y

Y

Pr. Where it can be demonstrated that insufficient solar access is available for a solar
powered system install a heat pump or natural gas system.

X

Alts and adds

?

N/A

Y

Y

Pr.	Locate solar cells, heat pumps or any associated structures so as to as avoid
impact on the aesthetics of a building, the streetscape, or heritage significance of
a building or conservation area.

X

Amenity

?

N/A

Y

Pr. Centralise solar or heat pump hot water systems in larger scale residential flat
buildings or attached dwelling developments, to achieve economies of scale.

X

BASIX
guidance

?

N/A

Y

Replicate objective at s.2.6.8 Building Materials however replace
‘dwellings’ with ‘buildings’ to ensure provisions apply to both res
and non-res development.

39

?

N/A

?

Y

Y

Y

Provision should be replicated at 2.6.8 Building Materials and worded
so it applies to both res and non-res development.

40

Alts and adds

?

Y

?

?

?

?

Delete provision. Cross reference unnecessary.

41

Alts and adds

?

Y

Y

Y

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

42

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

44

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

45

Y

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

Y

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

Hotwater Systems (Part B. s.1.6.7)

43

46
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energy

ATTACHMENT TO PDS01 - 13/05/13

ESD Best Practice Project – ENERGY
Energy Use

Draft DCP section

Objective/Provision

01

Pr. Where it can be demonstrated that the installation of a low greenhouse gas
emission water heating system would require additional expenditure which is not
cost-effective over a five year period other systems may be considered.

02

03

X

Page 82

Res.
justification*

Best practice criteria
A

B

C

D

E

F

Alts and adds

?

N/A

Y

?

Y

Y

Comment

Rec No.

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

47

Objective should be moved to s.2.6.1 and s.3.5.1 Energy efficiency.

48

Provision should be moved to 2.6.1 and s.3.5.1 Energy efficiency so that
it can be applied according threshold rather than applying to all.

49

Should these provisions also apply to mixed use developments?
Artificial Illumination (Part B. s.2.3.5; s.3.2.7)
Ob.	To encourage the use of energy efficient lighting.

X

X

Objective

Pr.	Energy efficient lighting and technology should be used to reduce energy
consumption. Consider the use of solar powered illumination.

X

X

BASIX
guidance

?

N/A

Y

Y

Y

Y

Provision should be replicated at 1.6.1 Energy Efficiency so it applies
to development in residential zones.
Pr.	Use of timers and sensors should be used to minimise energy consumption and
minimise sky glow.

X

X

BASIX
guidance

?

N/A

Y

Y

Y

Y

Provision as it is currently worded should be replicated at 1.6.1
Energy Efficiency so it applies to development in residential zones.

50

Provision in sections 2 and 3 should be broken into two separate
provisions dealing with energy consumption and sky glow
separately. Sky glow provision should be left at s.2.3.5 and 3.2.7 and
energy efficiency provision should be relocated to s.2.6.1 and s.3.5.1.

51

Private Open Space (Part B. s.2.5.6)
Pr. Solar access is to be maintained to private open spaces and balconies, or
windows to main living areas of adjacent buildings for a minimum of 2hrs/day
measured on June 21st.

X

Amenity

?

?

?

Y

Y

Y

This provision should be reworded so that it applies only to
‘adjacent mixed use buildings’ as a more onerous provision applies
to adjacent residentially zone properties at s.2.3.7.

52

This provision seems to conflict with the similar solar access provision in Sections 1 and 2.
*Draft DCP 2012 provisions that relate to the energy efficiency of dwellings can only be justified if they:
a) seek to ensure the amenity of the dwelling (amenity),
b apply to alterations and additions less than $50,000 in cost (alts & adds), or
c) provide guidance to applicants that require a BASIX certificate (BASIX guidance).
The language used in each provision should reflect its justification for inclusion in the draft DCP. For example, to avoid confusion BASIX guidance should not be worded as if it contained mandatory controls. Provisions that are not justified by meeting one of the above
criteria are in conflict with BASIX and should be deleted.

74
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A ppe n d i x C – R e v i e w o f En er g y Pr o d u c t i o n Pr ov isi o ns Fr o m Ot h er Aus t r a l ia n Lo ca l Au t h o r i t i e s
Ag a i ns t N o r t h S y d n e y D r a f t D CP Pr ov isi o ns
Comparison of energy production provisions from other local authorities against North Sydney draft DCP2012 provisions is shown in the yellow columns
Planning
authority
jurisdiction

Policy name

Control
type

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

City of
Sydney

2.4.1.2 (1)
Photovoltaic solar
panels

Guidance

In force

All

The use, location and placement of
photovoltaic solar panels should take into
account the potential permissible building
form on adjacent properties.

City of Sydney
Development
Control Plan 2012

No. Draft DCP2012 provisions regarding solar access
to solar panels does not refer to permissible building
forms.

Yes. Similar provision as the CoS provision should
be included in Solar Access sub-sections at s.1.3.7,
s.2.3.7 and s.3.2.9.

City of
Sydney

2.4.1.2 (2)
Photovoltaic solar
panels

Guidance

In force

All

Where possible proposals for new
City of Sydney
buildings, alterations and additions and
Development
major tree plantings should try to maintain Control Plan 2012
solar access to existing photovoltaic solar
panels having regard to the performance
of, efficiency, economic viability and
reasonableness of their location.

Yes. s.1.3.7, s.1.5.6, s.2.3.7, s.3.2.9 and s.3.4.5.

No.

City of
Sydney

2.4.1.3 (1) Wind
turbines

Mandated
target

In force

All

Wind turbines are not to cause the
following LAeq levels to be exceeded in
any nearby residential development (with
windows closed):

No.

Yes. Wind turbines are permissible in all zones under
SEPP (Infrastructure) 2007. No guidance is currently
provided by the SEPP or draft DCP2012 regarding
management of acoustic impacts. Similar provision
as the CoS provision should be included at s.1.3.8,
s.2.3.2 and s.3.2.5.

City of Sydney
Development
Control Plan 2012

(a) in any bedroom in the building—35
dB(A) at any time between 10pm
and 7am;

Rec.
No.
57

58
59

(b) anywhere else in the building (other
than a garage, kitchen, bathroom or
hallway)—40 dB(A) at any time.
City of
Sydney

2.4.1.3 (2) Wind
turbines

Control

In force

All

City of Sydney
Wind turbines are:
(a) not to involve the removal
Development
or pruning of a tree or other
Control Plan 2012
vegetation that requires a permit or
development consent for removal
or pruning, unless that removal or
pruning is undertaken in accordance
with a permit or development
consent;
(b) to be clear from power lines in
accordance with the requirements of
the relevant electricity authority;
(c) not to affect the structural integrity
of the building;
(d) should not detract from the
significance of a heritage item or a
heritage conservation area;
(e) not to be located along a bat or bird
flyway; and
(f) to be installed in accordance with
manufacturer’s specifications.

No.

Yes. Wind turbines are permissible in all zones
under SEPP (Infrastructure) 2007. Minimal guidance
is currently provided by the SEPP (and none via
draft DCP2012) regarding appropriate matters for
assessment. Similar provision as the CoS provision
should be included at s.1.6, s.2.6 and s.3.5.
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Planning
authority
jurisdiction

Policy name

Control
type

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Parramatta
City Council

-

-

-

-

-

Parramatta
City Centre
Development
Control Plan 2007

-

-

Willoughby
City Council

C.3.2.1(D) Design
principles,
Overshadowing

Control

In force

All

Solar access to existing solar panels
or photovoltaic panels on adjoining
properties is to be maintained for at least
3 hours.

Willoughby
Development
Control Plan 2006

Yes. s.1.3.7, s.2.3.7.

No.

City of Ryde

7.1 Energy smart,
Water wise.

Objective

In force

Residential

Preserving solar access to north facing
windows, solar panels and clothes
drying facilities in adjacent residential
development.

City of Ryde
Development
Control Plan 2010

Yes. s.1.3.7, s.2.3.7.

No.

Newcastle
City Council

6.1.2 a) Commercial
Development Energy Efficiency

Guidance

In force

Commercial

Select appropriate lighting for each
situation. External lighting could be solar
powered and activated by time switching
or movement detectors where not
required continuously.

Newcastle
Development
Control Plan 2005

Yes. s.2.3.5 and s.3.2.7.

No.

Newcastle
City Council

6.1.2 a) Commercial
Development Energy Efficiency

Guidance

In force

Commercial

Wherever possible, solar or heat pump hot
water systems should be provided.

Newcastle
Development
Control Plan 2005

Draft DCP2012 requires hotwater systems in nonresidential developments in residential zones to
achieve a minimum 3.5 energy star rating (s.3.5.1). No
preference for solar or heat pump hot water systems
is given.

Provision from s.3.5.1 should also be included
at s.2.6.1 so as to apply to all commercial
developments and the commercial component of
mixed use developments. A preference for solar and
or heat pumps should be included at s.2.6.1 and
s3.5.1.

No. Draft DCP2012 does not provide guidance
encouraging applicants to include north facing
roofs.

Yes. Provision encouraging inclusion of north facing
roofs should be included at s.1.4.10, s.2.6.2 and
s.3.5.2.

Draft Newcastle
Development
Control Plan 2011

Newcastle
City Council

7.01.08 Building
Guidance
Design Criteria - Solar
access

Draft

All

Buildings are designed, wherever possible,
to include a north facing roof where a
solar hot water system or collector can be
installed.

Newcastle
City Council

7.05.01 Energy
Efficiency Residential
development

Control

Draft

Residential

Sunlight to any existing solar panels on
Draft Newcastle
neighbouring dwellings is not to be
Development
reduced to less than 3 hours between 9am Control Plan 2011
and 3pm on 21 June.

Yes. s.1.3.7; s.2.3.7.

No.

Newcastle
City Council

7.05.01 Energy
Efficiency Residential
development

Control

Draft

Residential

A section of north facing roof is provided
to allow for future installation of solar
panels.

Draft Newcastle
Development
Control Plan 2011

No. Draft DCP2012 does not provide guidance
encouraging applicants to include north facing
roofs.

Yes. Provision encouraging inclusion of north facing
roofs should be included at s.1.4.10.

Gosford City
Council

-

-

-

-

-

Gosford City
Centre DCP 2007

-

-

Canberra

-

-

-

-

-

The Territory Plan
2008

-

-

Rec.
No.

7

16
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Planning
authority
jurisdiction

Policy name

Control
type

Status

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

City of
Melbourne

State Planning Policy
Framework 15.02-1
Energy and resource
efficiency

Guidance

In force

All

Improve efficiency in energy use through
greater use of renewable energy.

Melbourne
Planning Scheme

The draft DCP encourages the incorporation of
on-site renewable energy sources in non-residential
developments to supplement energy needs during
daily peak energy use (s.2.6.2; s.3.5.2). However, this
provision is awkwardly located under the heading
of ‘passive solar design’ and has no supporting
objective.

Draft DCP provisions should be moved to s.2.6.1
and s.3.5.1 ‘Énergy Efficiency’ and replicated at s.1.6.1
‘Energy Efficiency’. These energy efficiency subsections have an appropriate supporting objective.

City of
Melbourne

State Planning
Policy Framework
19.01-1 Provision of
renewable energy

Guidance

In force

All

Facilitate renewable energy development
in appropriate locations.

Melbourne
Planning Scheme

No.

This objective could be included in the Energy
Efficiency sections of the draft DCP to flag Council’s
intention to see more decentralised renewable
energy production.

City of
Melbourne

State Planning
Policy Framework
19.01-1 Provision of
renewable energy

Guidance

In force

All

Protect energy infrastructure against
competing and incompatible uses.

Melbourne
Planning Scheme

Draft DCP2012 contains a number of provisions
aimed at protecting the utility of solar panels.

No. However should Council one-day pursue
decentralised energy production at a district level,
the associated infrastructure should be protected
via the incorporation of appropriate provisions in
the LEP/DCP.

City of
Melbourne

State Planning
Policy Framework
19.01-1 Provision of
renewable energy

Guidance

In force

All

Develop appropriate infrastructure to
meet community demand for energy
services and setting aside suitable land for
future energy infrastructure.

Melbourne
Planning Scheme

No.

This objective could be included in the Energy
Efficiency sections of the draft DCP to flag Council’s
intention to see more decentralised renewable
energy production and associated infrastructure.

City of
Melbourne

State Planning
Policy Framework
19.01-1 Provision of
renewable energy

Guidance

In force

All

In considering proposals for renewable
energy, consideration should be given to
the economic and environmental benefits
to the broader community of renewable
energy generation while also considering
the need to minimise the effects of a
proposal on the local community and
environment.

Melbourne
Planning Scheme

No guidance regarding the matters for assessment
of renewable energy infrastructure is currently
provided.

Yes. Provision should be included in ‘Energy
Efficiency’ sub-sections.

City of
Brisbane

-

-

-

-

-

Brisbane City Plan
2000

-

-

City of Perth

4.10 Residential
design policy (cl.5.1)

Guidance

In force

Residential

Heating and Cooling – Developments
should ensure maximum solar access to
solar water heating appliances and those
of neighbouring properties.

City of Perth City
Planning Scheme
2004

Yes. Yes. s.1.3.7; s.2.3.7.

No.

77

Rec.
No.
62

63
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Planning
authority
jurisdiction

Policy name

Adelaide City Environmental –
Council
Energy Efficiency

Control
type

Status

Submission In force
requirement,
Guidance

Page 86

Dev’t type

Requirement

Source
document

Equivalent provision in draft DCP2012?

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Rec.
No.

All

All development greater than 10 000
square metres of total floor area should
provide design information, including
a full energy audit by an appropriately
qualified professional, demonstrating
energy efficiency prior to approval. Energy
reductions should, where possible, be
achieved by the following:

Adelaide City
Development Plan
(Consolidated)
2011

Yes. Draft DCP2012 requirement for office
development <5000m² to obtain a 5 star GreenStar
rating and the 4.5 star NABERS Energy rating
encourages developers to consider the use of on-site
renewables to achieve the required ratings.

Yes. Similar provisions need to apply for all
developments of significant size and impact, not
just office development. Proposed use of thresholds
and agreed equivalents in Energy Efficiency ESD
report will ensure all developments of substantial
size and impact undergo robust assessment for
energy efficiency.

2

Yes. Provision encouraging inclusion of north facing
roofs should be included at s.1.4.10, s.2.6.2 and
s.3.5.2.

61

(g) introduction of efficient energy use
technologies such as geo-exchange
and embedded, distributed
energy generation systems such as
cogeneration, wind power, fuel cells
and solar photovoltaic panels that
supplement the energy needs of the
building and in some cases, export
surplus energy to the electricity grid.
Adelaide City Environmental –
Energy Efficiency
Council

Guidance

In force

All

Orientation and pitch of the roof should
Adelaide City
No. Draft DCP2012 does not provide guidance
facilitate the efficient use of solar collectors Development Plan encouraging applicants to include north facing
and photovoltaic cells.
(Consolidated)
roofs.
2011

Adelaide City Environmental –
Council
Energy Efficiency

Guidance

In force

Office

The following principles of sustainable
design and construction are required for
new office development, and additions
and refurbishments to existing office
development, to minimise energy
consumption and limit greenhouse gas
emissions:

Adelaide City
Development Plan
(Consolidated)
2011

Yes. It is considered that the requirement for NABERS No.
and GreenStar ratings ensures applicants consider
the use of low carbon renewable energy sources.
Those developments that are not subject to one of
these rating tools are still subject to DCP provisions
within Énergy Efficiency sub-sections that encourage
the use of low carbon renewable energy sources.

(f) using low carbon and renewable energy
sources, such as Combined Heat and
Power (CHP) systems and photovoltaics

78

Hobart City
Council

-

-

-

-

-

City of Hobart
Planning Scheme
1982

-

-

Hobart City
Council

-

-

-

-

-

Draft City of
Hobart Planning
Scheme 2009

-

-

Darwin City
Council

-

-

-

-

-

Northern Territory
Planning Scheme

-

-
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79

A ppe n d i x D – R e v i e w o f N o r t h S y d n e y D r a f t D CP En er g y Pr o d u c t i o n Pr ov isi o ns ag a i ns t B e s t
Pr ac t i ce Cr i t er ia
The analysis of the planning documents from other jurisdictions has shown that ‘best practice’ approaches to the regulation of energy production generally do the following:
A. Utilise a broad range of mechanisms and apply them in such a way that is commensurate with the scale and likely impact of the development;
B. Set ambitious, although not unreasonable, performance criteria where appropriate;
C. Incorporate provisions that are clear and easy to understand;
D. Link to a clear strategic vision or policy;
E. Incorporate provisions that are accepted by the development industry; and
F.	Fit within development assessment framework.
Assessment of draft DCP 2012 provisions against the above best practice criteria is in the yellow columns. Relevant objectives are included to aid clarity.
Energy Production

Draft DCP section

Objective/Provision

01

02

03

Res.
justification*

X

X

X

Objective

X

X

X

X

Best practice criteria

Comment

A

B

C

D

E

F

BASIX
guidance

?

Y

Y

Y

Y

Y

It is not clear why this provision doesn’t also apply to non-residential
development in the residential zone. It should be replicated at
s.3.2.9.

BASIX
guidance

?

Y

Y

Y

Y

Y

It is not clear why this provision doesn’t also apply to non-residential
development in the residential zone. It should be replicated at
s.3.2.9.

Amenity

Y

N/A

Y

Y

Y

Y

X

BASIX
guidance

Y

N/A

Y

Y

Y

Y

X

BASIX
guidance

?

N/A

Y

Y

Y

Y

Sec Rec
No.

General Objectives (Part B. s.1.1.1; s2.1.1; s.3.1.1)
Ob. incorporate innovative sustainable design to reduce energy and water consumption,
and meet or exceed sustainability requirements..
Solar access (s.1.3.7; s.2.3.7)
Pr.

Developments must be designed and sited such that solar access at the winter
solstice (21st June) provides a minimum of 3 hours between the hours of 9.00am and
3.00pm to:
(a) any solar panels;

located on the subject property and any adjoining residential properties.
Pr.

Where the level of solar access to adjoining properties is already below the
requirement above, the level of solar access must not be further reduced.

Roofs (s.1.4.10)
Pr.

Avoid locating solar panels on the street elevation of a roof. They should be located
towards the rear of the property as far as possible.

X

Landscape Area (s.1.5.6; s.3.4.5)
Pr.	Vegetation and landscape elements should be selected and designed to
avoid overshadowing existing solar panels or roof spaces which are capable of
accommodating solar panels.

X

Artificial Illumination (s.2.3.5; s.3.2.7)
Pr.	Energy efficient lighting and technology should be used to reduce energy
consumption. Consider the use of solar powered illumination.

X

Provision should be moved to 2.6.1 and s.3.5.1 Energy efficiency so
that it can be applied according threshold rather than applying to
all.

64

Provision should be replicated at 1.6.1 Energy Efficiency so it applies
to development in residential zones.
Energy Efficiency (s.1.6.1; s.2.6.1; s.3.5.1)
Ob.	To ensure that developments minimise their use of non-renewable energy resources.

X

X

X

Objective

ESD Best Practice Project – ENERGY

energy
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Energy Production

Draft DCP section

Objective/Provision

01

02
X

Pr.	The design of the building or the commercial components of the building and its
services must be capable of achieving a minimum 4.5 star rating under DECCW’s
NABERS Energy. In this regard, the following information is required to be lodged
with the relevant certifying authority (Council or an accredited certifier) prior to the
issue of a Construction Certificate:

03

Page 88

Res.
justification*

Best practice criteria
A

B

C

D

E

F

N/A

?

Y

Y

Y

N

N

(a)	Evidence that a Commitment Agreement has been entered into with DECCW,
to deliver this Green Star rating for the base building (i.e. services traditionally
supplied as ‘common’ to tenants, such as air conditioning, lifts and common
area lighting) or for the whole building where the applicant is to occupy the
entire building.

Prepare and submit, a computer building simulation in accordance with
DECCW’s NABERS Energy Guide to Building Energy Estimation. This document
can be obtained from www.nabers.com.au. The computer building simulation
is required to demonstrate to the satisfaction of Council, or the private certifier
if Council is not the certifying authority, that the building can reasonably be
expected to achieve the proposed rating under realistic operating conditions.

Pr.

Developments involving the provision of more than 5,000m2 of office floor
space must demonstrate that the development can achieve a minimum 5
star rating under the Green Building Council of Australia’s Green Star – Office
rating tool. The rating tool can be obtained from the Green Building Council of
Australia’s website - www.gbca.org.au.

This provision is worded such that it applies to all commercial
development in commercial and mixed use zones regardless
of size. This is not consistent with the best practice principle of
utilising a broad range of mechanisms and applying them in such
a way that is commensurate with the scale and likely impact of the
development. Similarly the there is no commensurate provision that
applies to non-residential development in residential zones.

Sec Rec
No.
2

Anecdotal evidence suggests that the current wording of the
provision is not accepted by the development industry and
does not fit within the development assessment system as few
developers lodge the required information with the DA and few
assessment planners request the information prior to making a
determination. Having said that, the provision is appropriate for
particular types and sizes of non-residential development. E.g.
Office buildings greater than 2000m². Further, for these types of
development the commitment agreement process aligns the use of
the NABERS rating tool with the development assessment process.

(b)	Use an independent energy assessment report that follows the guidelines in
DECCW’s NABERS Energy and Water for Offices Rules for collecting and using
data.  This document can be obtained from www.nabers.com.au;
(c)

Comment

X

N/A

Y

Y

Y

Y

Y

?

Green Star ratings are rarely obtained prior to DA approval as
developers are usually not prepared to spend the time and money
submitting an application for a Green Star rating unless consent
has been issued. While the commitment agreement associated
with NABERS aims to align the use of that rating tool with the
development assessment process, no such mechanism is available
under Green Star. Having said that, mandating ambitious ratings
under third party rating tools appears to be consistent with national
and global trends.
Rating tool thresholds need to be restructured according to use
and size. Use of rating tools should have a dedicated section at
the beginning of s.2.6 and s.3.5 – Efficient Use of Resources. All
subsequent sections under 2.6 and 3.5 should include a statement
that they only apply to developments that are not subject to Green
Star rating tool provisions.

2

Hotwater Systems (s.1.6.7)

80

Ob.	To ensure the most efficient water heating methods are used to assist in the
reduction of greenhouse gas emissions and use of non-renewable resources.

X

Objective

Pr.	New hotwater systems installed in dwellings must not solely rely on electrical
mains power to heat the water (n.b. sole electrical hotwater systems are to be
phased out by 2012).

X

BASIX
guidance

?

Pr.	Install solar powered water heaters on any residential development. Solar
powered water heaters may be either gas or electrically boosted, but boosting
should be limited to a maximum of 50% of total heating requirement with the
remainder of heating requirements achieved through solar gain.

X

BASIX
guidance

?

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

42

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

44

43
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Energy Production

Draft DCP section

Objective/Provision

01

Pr.

Where it can be demonstrated that insufficient solar access is available for a
solar powered system install a heat pump or natural gas system.

X

Pr.

Centralise solar or heat pump hot water systems in larger scale residential flat
buildings or attached dwelling developments, to achieve economies of scale.

Pr.

Where it can be demonstrated that the installation of a low greenhouse gas
emission water heating system would require additional expenditure which is
not cost-effective over a five year period other systems may be considered.

02

03

Res.
justification*

Page 89

Best practice criteria

Comment

81

Sec Rec
No.

A

B

C

D

E

F

BASIX
guidance

?

N/A

Y

Y

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

45

X

BASIX
guidance

?

N/A

Y

Y

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

46

X

BASIX
guidance

?

N/A

Y

?

Y

Y

Provision should be replicated under new Hotwater Systems
subheading in Section 2 – Commercial & Mixed Use Development so it
applies to dwellings in mixed use zone.

47

BASIX
guidance

?

N/A

?

Y

?

?

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

Passive Solar Design (s.2.6.2; s.3.5.2)
Pr.	Incorporate on-site renewable energy sources to supplement energy needs
during daily peak energy use.

X

X

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Ensure that objective is reworded so that this provision is also
applied to commercial development. Change wording where it
relates to dwellings to reflect guidance status. Eg: On-site energy
should be incorporated to supplement ... etc.

Pr.	Use solar powered lighting for external areas.

X

X

BASIX
guidance

?

N/A

?

Y

Y

Y

This provision should be moved to s2.6.1 Energy Efficiency to ensure
it is clear and easy to understand and be replicated at s1.6.1 Energy
Efficiency so that it applies to residential development in the
residential zone.

26

Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

2

A review of assessment reports failed to demonstrate that this
provision is being consistently implemented or considered.

1

Change wording where it relates to dwellings to reflect guidance
status. Eg: Solar powered lighting should be used for external areas.
This provision should be moved to s2.6.1 Energy Efficiency and s3.5.1
Energy Efficiency to ensure it is clear and easy to understand.

29

Provision should be replicated at s1.6.1 Energy Efficiency so that it
applies to residential development in the residential zone.

ESD Best Practice Project – ENERGY

ATTACHMENT TO PDS01 - 13/05/13

Page 90

WATER
north sydney council
Ecologically Sustainable Development
Best Practice Project

(DRAFT)
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Project Coordinator:
Alex Williams - Senior Strategic Planner
Planning and Development Services
WATER author:
Natalie Roxburgh - Sustainability Programs and Education Support Officer
Open Space and Environmental Services
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Con t en t s

Proj ec t Ov er v i ew	

3

In t rod u c t i on	 4
North Sydney Council Strategic Vision and Goals	
7
WAT ER SENSITIV E U R BA N D E SI G N
S tage 1 - R egu l atory En v i ron m en t
WATER SENSITIVE URBAN DESIGN – Commonwealth
WATER SENSITIVE URBAN DESIGN – State (NSW)
WATER SENSITIVE URBAN DESIGN – Local (North Sydney Council)
Discussion:
•

Does the regulatory framework at Commonwealth and State levels allow scope
for intervention at the local level to achieve water use and water sensitive urban
design objectives?

•

Is the LEP/DCP an appropriate place for regulation regarding water sensitive urban
design?

•

Do existing provisions meet Council’s goals and objectives regarding water  
sensitive urban design?

S tage 2 – B es t Prac t i ce Loca l Au t h or i t y In i t iat i v es
Local Authority Initiatives in WSUD – Australia	
Local Authority Initiatives in WSUD – Overseas	
Discussion:
•

How have local authorities in NSW, other States and Territories and overseas
incorporated water sensitive urban design objectives into planning processes?

•

What is ‘Best Practice”?

R EFER EN CE S

15
15
18
18
20
25
25
26

S tage 3 – R e v i ews and R eco m m endat i ons
recommendations	

9
9
9
10
14
14
14

28
35
42
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A ppe n d i x A
Review of Water Relate d Provisions f rom O ther Aus tralian
Lo cal Authorities agains t Nor th Sydney Draf t DCP Provisions

A ppe n d i x B
Bes t Prac tice – International
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W

45
61

A ppe n d i x C
Nor th Sydney DDCP 2012 A ssessment

65

WATER
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3

Proj ec t Ov er v i ew

The project aims to locate North Sydney’s regulation of
development relative to ESD best practice. The project also
aims to outline actions that will lead to the achievement
of best practice. Council staff have therefore worked
to identify, or develop, provisions that will improve
the sustainability performance of new developments
compared to current practice in order to assist Council in
meeting its 2020 Vision objectives. The project has involved
five areas of research:
• Energy;
• Water;
• Waste;
• Biodiversity; and
• Transport.
While Council draws much of its power and responsibilities
from the Local Government Act 1993, this project is primarily
concerned with the development and building regulatory
functions given to Council via the Environmental Planning
and Assessment Act 1979 (EP&A Act). Of specific interest is
Council’s ability under Part 3 of the EP&A Act to influence
the content of Local Environmental Plans (LEPs) and to
prepare accompanying development control plans (DCPs)
as well as Council’s role under Part 4 of the EP&A Act in
development assessment and control.
Each of the above sustainability research areas were
approached using a three stage process:
1. A review of the existing Commonwealth, State and
local regulatory environment – to establish the legal

powers available to Council to influence outcomes
through new or amended planning provisions and to
state how Council is currently utilising these powers;
2. A review of relevant provisions contained in planning
documents from other local authorities – to
identify how other jurisdictions have incorporated
sustainability objectives into planning documents and
to identify ‘best practice’ provisions and processes;
3. A review of North Sydney draft LEP 2012 and draft DCP
2012 provisions against ‘best practice’ – to establish
recommendations that will ensure best practice
ESD regulation is applied to the assessment of new
development in North Sydney.
Each stage of work is accompanied by a set of questions
and answers relevant to the objective of each stage.
North Sydney draft LEP 2012 and draft DCP 2012 (2012
exhibition versions) were used for this project on the
expectation that they will come into force in the near
future. Should their coming into force be delayed
beyond the completion of this project, many of the
recommendations remain relevant and should form the
basis of amendments to North Sydney LEP 2001 and DCP
2002.
Each area of research was coordinated by North Sydney
Council staff with relevant expertise in the area. While
research was undertaken according to the needs of each
research area, the final recommendations were assessed
by strategic planning staff to ensure compatibility with the
overall planning and assessment framework.

ESD Best Practice Project – WATER
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ESD Best Practice Project – WATER

In t rod u c t i on
Water resources are a critical asset,
supporting the environment, towns
and cities, the economy and social
amenities. As the driest inhabited
continent, Australia must use its
limited water resources wisely. Of all
continents, Australia has the least
river water, the lowest run-off and the
smallest area of permanent wetlands.
Australia’s rainfall and stream flow are
the most variable in the world.
The location of adequate supplies of
water for domestic and commercial
use has shaped the geographic
distribution of the population, its
culture and quality of life. Water of
adequate quantity and quality is also
central to the integrity of the natural
environment and the maintenance
of ecosystems. As the population
grows, the demand and competition
for accessing water resources will
increase (Agriculture and Resource
Management Council of Australia and
New Zealand, 1994).
By international standards, Australia
has one of the highest total per capita
water consumption levels. Within
cities, data on water use suggest
that residential housing block size is
the most important factor affecting
consumption due to garden and
lawn watering. Thus, core and inner
areas can consume about half the
water per person than outer suburbs
(Planning Institute of Australia, 2012).
The National Water Initiative defines
WSUD as “the integration of urban
planning with the management,
protection and conservation of the
urban water cycle that ensures that
urban water management is sensitive
to natural hydrological and ecological
processes” (Council of Australian
Governments, 2004).

4

Wong and Ashley (2006) state that the
term WSUD “….comprises two parts
– ‘Water Sensitive’ and ‘Urban Design’.
Urban Design is a well recognised
field associated with the planning
and architectural design of urban
environments, covering issues that
have traditionally appeared outside
of the water field but nevertheless
interact or have implications to
environmental effects on land and
water. WSUD brings ‘sensitivity to
water’ into urban design, i.e. it aims
to ensure that water is given due
prominence within the urban design
processes.
The words “Water Sensitive” define
a new paradigm in integrated urban
water cycle management that
integrates the various disciplines
of engineering and environmental
sciences associated with the provision
of water services including the
protection of aquatic environments in
urban areas. Community values and
aspirations of urban places necessarily
govern urban design decisions
and therefore water management
practices.
The principles of WSUD provide
for the sustainable, efficient use
and reuse of water from a range
of sources, incorporating water
supply; wastewater, stormwater and
groundwater management; urban
design and environmental protection.
An integrated strategy involves
• education to raise awareness and
promote new behaviours;
• regulation including water
licensing and minimum water use
efficiency standards; economic
tools such as subsidies/incentives
and a water market to show the
economic value of water;

W

• applied research to achieve
optimal results (Government of
Western Australia, September
2009).
WSUD provides a range of measures
to help address the environmental
degradation that flows from
traditional practices of stormwater
management. WSUD is about
designing our urban environments
to more closely match the original
water cycle that exists, prior to
development. It is about:
• Trying to more closely match the
pre-development stormwater
runoff regime – both quantity
and quality;
• Optimising the use of rainwater
that falls on our urban areas;
• Reducing the amount of
water we transport between
catchments, both in water supply
import and wastewater export.
Traditional urban development
places pressure on the quantity and
quality of rain water resources by
increasing impervious areas which
limits the potential for infiltration and
groundwater recharge. This leads to
not only increased overland flows, but
also far more rapid delivery of those
flows and the associated pollutants
into the receiving environment.
Receiving water quality is also
affected by increased volumes and
flow peaks of stormwater run-off.
WSUD principles can be applied
to a range of land uses including
residential, commercial and industrial,
and to a range of development
scales from large-scale greenfield
developments to small infill
developments.

WATER

ATTACHMENT TO PDS01 - 13/05/13

The incorporation of WSUD principles
into planning policy and urban
design programs and projects is an
important opportunity for planners
to contribute to improved water
management.
Consistent with the Urban
Stormwater: Best Practice
Environmental Management
Guidelines (CSIRO 1999), the
key principles of WSUD from a
stormwater management and
planning perspective are:
• Protect natural systems – protect
and enhance natural water
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5

• Reduce runoff and peak flows
– reduce peak flows from
urban development by on site
temporary storage measures
(with potential for reuse) and
minimise impervious areas;

systems (creeks, rivers, wetlands)
within urban developments;
• Protect water quality – improve
the quality of water draining from
urban developments into creeks,
rivers and bay environments;

• Add value while minimising
development costs – minimise
the drainage infrastructure cost
of development;

• Integrate stormwater treatment
into the landscape – use
stormwater treatment systems in
the landscape by incorporating
multiple uses that will provide
multiple benefits, such as water
quality treatment, wildlife habitat,
public open space, recreational
and visual amenity for the
community;

• Reduce potable water demand
– use stormwater as a resource
through capture and reuse for
non-potable purposes (e.g.
toilet flushing, garden irrigation,
laundry).

Ecologically sustainable development


Water Sensitive Urban Design


Urban Design and Built Form


–
–
–
–
–
–
–

Potable Water

Urban Water Cycle
Wastewater

Stormwater







Potable Water
Conservation

Integrated Urban Water Management System
Wastewater
Minimisation

Stormwater
Management

Demand management
Rain/stormwater reuse
Water reuse
Greywater
Reclaimed
Groundwater use
Aquifer storage and recovery


– Demand management
– Rain/stormwater reuse
– Water reuse
– Greywater
– Reclaimed
–	Infiltration inflow reduction to
protect groundwater

–
–
–
–

Demand management
Stormwater quality improvement
Stormwater quality management
Protect groundwater quality





Protection of Aquatic Ecosystem
Figure 1: Relationship between Water Sensitive Urban Design key principles (Landcom, 2009)

ESD Best Practice Project – WATER

ATTACHMENT TO PDS01 - 13/05/13

Page 97

ESD Best Practice Project – WATER
The methods of implementing WSUD
include:
• Utilising water saving measures
within and outside domestic,
commercial, industrial and
institutional premises to minimise
requirements for drinking and
non-drinking water supplies;
• Storage, treatment and beneficial
use of runoff (at building
and street level, including
stormwater), instead of drainage
system augmentation;
• Using vegetation for treatment
purposes within water efficient
landscaping and to enhance
biodiversity and amenity;
• Protection of water-related
environmental, recreational and
cultural values by minimising
the ecological footprint of a
project associated with providing
water supply, wastewater and
stormwater services;
• Localised treatment and reuse
systems to reduce potable water
consumption and minimise
environmentally harmful
discharges; with rainwater,
stormwater, wastewater,
groundwater and grey water as
alternative sources of water. This
can involve the application of
these alternative technologies
at lot, neighbourhood or
district residential scales or for
commercial/industrial/high rise
developments;
• Provision of stormwater or
other recycled urban waters to
provide environmental water
requirements for modified
watercourses;
• Flexible institutional
arrangements to cope with
increased uncertainty and
variability in climate (JSCWSC,
2009).

6

The introduction of WSUD measures
reduces overland flow volumes
through increased infiltration and/
or soil moisture retention, and also
a slowing down of water travelling
to the drainage system, resulting
in reduction in flow velocities and
opportunities for settlement and
biological removal of pollutants.
One of the major advantages of
WSUD is the ability to incorporate
measures that can benefit all
components of the urban water cycle.
WSUD elements such as demand
management, rainwater tanks, aquifer
storage and recovery and stormwater/
grey water/wastewater reuse can
all be useful elements in achieving
potable water and wastewater flow
reduction objectives (JSCWSC 2009).
Specific objectives are usually focused
on the following:
• Substitution of  potable water
supply (e.g. irrigation of parks
and gardens with harvested
stormwater or recycled
wastewater, provision of a third
pipe recycled water system to
industrial users, use of collected
rainwater for domestic toilet
flushing, external applications,
hot water supply (with
appropriate controls) and cold
water supply to the laundry);
• Improvement in waste water
quality through additional
treatment to allow for more
beneficial uses;
• Reduction in potable demand
and reduction in potable water
usage;
• Wastewater reuse and reduction
in wastewater discharge.
By defining how, where and
when new development occurs,
the planning system can play
an important supporting role

in promoting Water Sensitive
Urban Design. It would be
desirable, for example, if planning
strategies, Development Plans,
and development assessment
procedures included the principles
of WSUD - sustainable, efficient use
and reuse of water from a range
of sources, incorporating water
supply; wastewater, stormwater and
groundwater management; water
conservation; urban design and
environmental protection.

W

Water use efficiency planning should
be considered at all project stages:
planning, design, construction,
operation and maintenance. Water
efficiency measures are cost effective
especially since water charges incur a
cost for each litre used. The potential
for water savings through efficiency
initiatives increases as the volume
of water used increases. New and
upgraded water use systems should
incorporate industry best practice
(that is practically and economically
feasible). Existing systems should
move towards best practice, while
acknowledging the constraints of
existing infrastructure.
One of the key features of WSUD is
the ability to use vegetation as part of
the overall landscape aesthetic, thus
improving the amenity and overall
function of a development, allowing
the built environment to ‘integrate’
with the natural fabric.
Issues relating to the maintenance
and ongoing operation of WSUD
elements, and their adoption in
constrained or existing urban areas
are critical, and need to be considered
in the objective setting process, such
as:
• Designing for maintenance (e.g.,
access pathways, consideration of
machinery required, drying areas
etc);

WATER
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• Utility placement;

• Provision of maintenance plans
with any WSUD asset;
• Providing dedicated service
corridors within particular
elements (e.g. grassed swales);
• Consideration of multiple use
corridors, wherever possible (e.g.,
drainage paths aligning with
service locations);
• Designing for minimum life-cycle
costs, with specific consideration
of regular maintenance and asset
renewal.
The objective of assessing the
environmentally sustainable aspects
of the North Sydney Council Draft
Development Control Plan is to
ensure that council achieves the best
return from the available water in
terms of collection, use and disposal.

North Sydney Council
Strategic Vision and
Goals
North Sydney Council’s 2020 Vision
Community Strategic Plan sets
a strategic direction for where
the community of North Sydney
wants to be in the year 2020. North
Sydney Council prepared the Plan in
partnership with local residents, the
business community, other levels of
government, educational institutions,
non-government community
and cultural organisations and
neighbouring councils.
The goals under the 2020 Vision
regarding WSUD are:

Our Living Environment
1.1 Enhance the local natural
environment and urban green
space
1.1.2.7 Encourage rooftop and
hard surface greening

1.2	Improve the health and
cleanliness of local waterways
1.2.1.1 Capture and remove gross
pollutants from stormwater
1.2.1.4 Promote and implement
water sensitive urban
design
1.3	Improve North Sydney’s
environmental footprint and
encourage the responsible use of
natural resources
1.3.1.2 Promote efficient use of
water and use of recycled
water
1.3.1.8 Ensure that sustainable
water management
practices are included in
all environmental planning
and development controls

Our Built Environment
2.1 Ensure the long term sustainability
of infrastructure and assets
2.1.1.2 Extend capacity of
infrastructure through
flexible, multipurpose
design and harnessing
of existing community
infrastructure in new ways
2.1.2.1 Provide and maintain
stormwater infrastructure
that is consistent with
ecologically sustainable
development principles
2.2	Improve mix of land use and
quality development
2.2.3.1 Promote sustainable
design in future private
and public development
2.2.3.3 Encourage refurbishment
of existing buildings for
better environmental
performance

Our Economic Vitality
3.1 Ensure a vibrant, strong, and
sustainable local economy
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3.1.1.2 Ensure the design of major
infrastructure and public
domain contributes to
North Sydney’s business
needs
3.2 Ensure North Sydney CBD is one
of Australia’s largest commercial
centres
3.2.1.4 Ensure that decision
making in reference to the
CBD respects the needs of
surrounding residents and
the natural environment

Our Social Vitality
4.5	Improve community safety and
accessibility
4.5.1.4 Regulate urban design
to maintain and improve
public safety
4.6 Promote affordable housing and
accommodation
4.6.1.1 Provide a range of
affordable housing and
accommodation types,
including low cost,
emergency and short term
housing to suit a changing
population

Our Civic Leadership
5.1	Lead North Sydney into a
sustainable future
5.1.1.1	Incorporate Community
Strategic Plan directions,
goals, objectives and
strategies into Council’s
Delivery Program and
Operational Plans/budgets
5.4 Ensure that the organisation is
effective and efficient
5.4.1.1 Ensure relevant Council
processes and decisions
are accessible
In order to fulfil North Sydney
Council’s 2020 Vision and the

ESD Best Practice Project – WATER

WATER

ATTACHMENT TO PDS01 - 13/05/13

ESD Best Practice Project – WATER
proposed 2020 targets, the Water Management Plan
(2009) was developed in consultation with staff across
Council departments, as well as Councillor feedback
and 2020 Vision community consultation. This Water
Management Plan assesses current progress towards 2010
Council and community water reduction and water quality
improvement targets and identifies potential reduction
and improvement actions. Further, Council joined two
voluntary water management programs: the Sydney Water
Every Drop Counts Business Program and the International
Council for Local Environmental Initiatives (ICLEI) Water
Campaign which were also incorporated in the Water
Management Plan.
North Sydney Council developed Stormwater
Management Plans for Middle Harbour and Port Jackson
North catchments in 1999 as directed by the Environment
Protection Authority. These plans were also incorporated
into the Water Management Plan (2009) to reflect a more
holistic approach to water management, integrating the
management of urban runoff, catchment water quality and
water consumption.
North Sydney Council endorsed a community water
reduction target in 2001/02 as part of the ICLEI Water
Campaign program which was later incorporated into the
Water Management Plan (2009) and 2020 Vision. The use
of potable or drinking water supplied via the Sydney Water
mains system was assessed within this review including
water used by households, businesses, educational
institutions and other activities within the LGA. From
2001/02 to 2007/08, an 18% reduction in water use from
the community baseline occurred, attributable to both the
impact of water restrictions imposed in October 2003 and
to a wide range of water saving initiatives implemented by
Sydney Water in collaboration with North Sydney Council.
Despite the large commercial centres located within the
North Sydney LGA, commercial buildings are not high
users of water. The largest water consumption is from the
residential sector (73%), where garden irrigation, clothes
washing and shower water consumption are the highest
contributing factors to water use (Kinesis 2009).
Under a business as usual scenario, North Sydney
community water consumption is expected to increase
overtime due to the projected growth in new commercial
and retail buildings. Conversely, residential water
consumption is predicted to decline slightly, attributed to
a small amount of residential development offset by new

8
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residential buildings that will be constructed under BASIX
(Building and Sustainability Index) which are required to
consume 40% less potable water than existing dwellings
(Kinesis 2009).

Best practice water conservation principles can be
integrated into council planning policies and commitment
to water conservation and management incorporated
into Development Plan Reviews and amendments.
Development Plans should take into account catchment
water management plans to ensure an integrated
approach.
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wat er sensi t i v e u rban desi gn
S tage 1 - R egu l atory En v i ron m en t
A review of the existing regulatory
environment regarding WSUD
represents the first key deliverable of
the ESD Best Practice Project (Water).
It forms a basis for understanding
the legal powers available to
Council to influence long-term
water conservation and stormwater
management objectives through
new or amended planning provisions.
The review of the existing framework
provides an understanding of the
extent to which Council’s strategic
visions and goals can realistically
be incorporated into planning
mechanisms.

water sensitive
urban design Commonwealth
All levels of government recognise
that coordinated action is needed
to move towards sustainable
development, and to stop the
widespread degradation of Australia’s
natural resources. In 1992, the
Australian Heads of Government
endorsed the National Strategy
for Ecologically Sustainable
Development. The Strategy sets
out the framework for co-operative
decision-making in government,
and the promotion of ESD principles
throughout Australia.
The National Water Initiative 2004,
or NWI, is Australia’s blueprint for
water reform and represents a shared
commitment by governments to
increase the efficiency of Australia’s
water use, leading to greater certainty
for investment and productivity, for
rural and urban communities, and
for the environment. Each state and

territory government is required to
prepare an NWI implementation plan.

A number of plans and programs
have been developed under the NWI:

The NWI represents a shared
commitment by governments to
increase the efficiency of Australia’s
water use, leading to greater certainty
for investment and productivity,
for rural and urban communities,
and for the environment. Under the
NWI, state governments have made
commitments to:

• The National Urban Water and
Desalination Plan helps cities
to secure their water supplies
and reduce their reliance on
rainfall dependent sources by
supporting infrastructure projects
and research in desalination,
water recycling and stormwater
harvesting and reuse.

• prepare water plans with provision
for the environment;
• deal with over-allocated or
stressed water systems;
• improve pricing for water storage
and delivery;
• meet and manage urban water
demands.
The overall objective of the National
Water Initiative is to achieve a
nationally compatible market,
regulatory and planning based
system of managing surface and
groundwater resources for rural and
urban use that optimises economic,
social and environmental outcomes.
This includes environmental
management policy settings which
facilitate water use efficiency and
innovation in urban areas and the
recognition of the connectivity
between surface and groundwater
resources and their management as a
single resource.
The NWI recognises the importance
of integrated urban planning in the
development of water sensitive cities.
It includes support for water sensitive
urban developments and guidelines
for evaluating options for water
sensitive urban design.

• The Water Efficiency
Opportunities Program supports
and encourages water efficiency
in the commercial and industrial
sectors of the community.
This program is implemented
in NSW primarily through the
Sustainability Advantage Program
which assists businesses to
achieve good environment
performance that will reduce risk,
lower costs, improve productivity
and enhance reputation.
• Water Smart Australia aimed to
accelerate the development and
uptake of smart technologies
and practices in water use across
Australia. The $1.6 billion program
had funding over seven years
until 2011 and there are no further
funding rounds planned for this
program.
• The Water Efficiency Labelling
and Standards (WELS) scheme
has been in operation for over
five years and is now due for
mandatory review under the
terms of the Water Efficiency
Labelling and Standards Act
2005. The scheme mandates
that specified household waterusing products be registered and
labelled for their water efficiency.
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Products currently included in the
scheme are washing machines,
dishwashers, showers, taps, toilets
and urinals. Flow controllers are
currently included in the scheme
on a voluntary basis.
• The National Rainwater and Grey
water Initiative provided rebates
to households and surf lifesaving
clubs for rainwater tanks or grey
water systems. The Australian
Government has announced that
it will no longer be providing
rebates for rainwater tanks or grey
water systems purchased after
May 2011.
The Building Code of Australia (BCA)
is produced and maintained by the
Australian Building Codes Board
(ABCB) on behalf of the Australian
Government and State and Territory
Governments. The goal of the BCA
is to enable the achievement of
nationally consistent, minimum
necessary standards of relevant,
health, safety (including structural
safety and safety from fire), and
amenity and sustainability objectives
efficiently.
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The BCA contains technical provisions
for the design and construction
of buildings and other structures,
covering such matters as structure,
fire resistance, access and egress,
services and equipment, and energy
efficiency as well as certain aspects
of health and amenity. The ABCB
recently produced the National
Construction Code, integrating the
BCA and Plumbing Code of Australia
into a single document which will
address areas of inconsistency and
overlap between the two codes.
There are no water use or efficiency
measures detailed within the National
Construction Code however the
draft changes for the 2012 edition
of the National Construction Code
Volume One & Two - Building Code

of Australia were placed on public
exhibition in 2012 and should soon
come into force.

water sensitive urban
design – State (NSW)
The Environmental Planning and
Assessment Act 1979 (EP&A Act)
and the Local Government Act 1993,
establish the framework within which
planning and local government
operate.
The EP&A Act governs the
management, development and
conservation of natural and artificial
resources, for the purpose of
promoting the social and economic
welfare of the community and a
better environment. The Act aims to
protect the environment, including
the protection and conservation of
native animals and plants, including
threatened species, populations and
ecological communities, and their
habitats. In terms of development, the
Act promotes ecologically sustainable
development and provides increased
opportunity for public involvement
and participation in environmental
planning and assessment.
Under the EP&A Act, a State
Environmental Planning Policy (SEPP)
can be developed to make provision
with respect to any matter that, in
the opinion of the Minister, is of State
or regional environmental planning
significance. There are number of
SEPPs that impact water use and
stormwater management within the
North Sydney LGA:
State Environmental Planning Policy
65 – Design Quality of Residential
Flat Development provides guidance
regarding the efficient use of
natural resources, energy and water
throughout the buildings full life
cycle, including aspects such as
demolition of existing structures,
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recycling of materials, selection of
appropriate and sustainable materials,
adaptability and reuse of buildings,
layouts and built form, passive solar
design principles, efficient appliances
and mechanical services, soil zones
for vegetation and reuse of water. The
overall aim of SEPP65 is to improve
the design quality of residential flat
development in NSW.
State Environmental Planning Policy
(Building Sustainability Index: BASIX)
2004 ensures homes are designed
to use less potable water and be
responsible for fewer greenhouse
gas emissions by setting energy and
water reduction targets for houses
and units. BASIX is a sustainable
planning measure aiming to deliver
equitable and effective water and
greenhouse gas reductions across
NSW.
BASIX applies to all residential
developments throughout NSW
with a total estimated cost of works
of $50,000 or more. BASIX, overrides
provisions of other environmental
planning instruments, including
LEPs, and development control
plans (DCPs) that would otherwise
add to, subtract from or modify
any obligations arising under the
BASIX scheme. However, LEP or
DCP provisions can encourage, or
offer incentives for, the adoption of
measures beyond those required by
BASIX.
BASIX provides a means of setting
water and greenhouse reduction
targets based on the NSW average
benchmark. These targets are a
40% reduction in potable water
consumption based on the
average NSW annual potable water
consumption from the residential
sector which is equal to 90,340 litres
of water per person per year.
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In NSW, new housing and alterations
and additions with a total estimated
cost of works of $50,000 or more
must have a BASIX Certificate before
they can get planning approval.
BASIX sets key standards for energy
reduction, water use reduction and
for thermal comfort. Some of the
criteria that lead to the resultant
development under BASIX include
the orientation of the house and its
relationship to the garden. Household
water-using products registered
WELS also form part of the Building
Sustainability Index (BASIX).
As BASIX does not seek to regulate
how stormwater is managed,
development control plans are able to
contain stormwater related objectives
and provisions.
State Environmental Planning Policy
(Infrastructure) 2007 identifies certain
types of development which can
be carried out by or on behalf of
public authorities. This facilitates the
effective delivery of infrastructure
across the State through a consistent
planning regime for infrastructure
and the provision of services, and
identifying the environmental
assessment category into which
different types of infrastructure
and services development fall. Of
relevance is that water supply systems
and stormwater management
systems generally can be undertaken
by public authorities without consent
or as exempt development.
State Environmental Planning
Policy (Exempt and Complying
Development Codes) 2008, or Codes
SEPP, aims to provide streamlined
assessment processes for types of
development that are of minimal
environmental impact that may be
carried out without the need for
development consent.
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Exempt development was
introduced in NSW for minor forms
of development where, subject to
satisfying pre-specified standards,
there is no need for planning or
construction approval to be obtained.
If the development standards are
met, the development can be built
without needing to be approved by
an accredited certifier or local council.
Other legislative requirements for
approvals, licences, permits and
authorities may still apply.

or ancillary development must be
conveyed by a gravity fed or charged
system to:

Exempt development typically covers
small-scale structures associated with
a dwelling such as sheds, pergolas,
fences, rainwater tanks and fixed
barbecues. While these structures
may be considered relatively minor,
if not properly controlled they have
the potential to impact adversely
on neighbours or streetscapes. The
standards within the NSW Housing
Code minimise these impacts, by
restricting the size and location of
these structures.

(a) if an approval is required
under section 68 of the Local
Government Act 1993, be
approved under that Act, or

Sections within the exempt
development code relevant to WSUD
include the subdivision dealing with
rainwater tanks and water features
(Subdivisions 30, 32, 33 and 40) as well
as those that increase the impervious
area of a site such as balconies,
carports, driveways and paving
(Subdivision 8, 9, 10, 14, 21, 28 and 39).
The Codes SEPP contains the General
Housing Code which permits the
erection of new single or two storey
dwelling houses without the need
to lodge a development application
as long as a complying development
certificate can be obtained.
Section 3.32 – Drainage of the General
Housing Code contained within the
Codes SEPP specifies that:
All stormwater drainage collecting as
a result of the erection of, or alterations
or additions to, a dwelling house
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(a) a public drainage system, or
(b) an inter-allotment drainage
system, or
(c) an on-site disposal system.
And that:
All stormwater drainage systems within
a lot and the connection to a public
or an inter-allotment drainage system
must:

(b) if an approval is not required
under section 68 of the Local
Government Act 1993, comply
with any requirements for the
disposal of stormwater drainage
contained in a development
control plan that is applicable to
the land.
In normal residential development
scenarios this means that houses
built under the Codes SEPP need
to comply with the stormwater
disposal requirements set out in the
applicable DCP. This offers Council an
opportunity to influence the disposal
of stormwater from houses built as
complying development.
The Local Government Act 1993
provides the legal framework for local
government operations in New South
Wales. It gives local government the
ability to provide goods, services and
facilities, and to carry out activities,
appropriate to the current and future
needs of local communities and of
the wider public.
The Act requires NSW councils to
properly manage, develop, protect,
restore, enhance and conserve the
environment in a manner that is
consistent with and promotes the
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principles of ecologically sustainable
development including the
preparation of planning controls that
improve the sustainable management
of the urban water cycle.
Under the Act, for community
land categorised as a watercourse,
local government must protect the
biodiversity and ecological values
of the in-stream environment,
particularly in relation to water
quality and water flows, and to
manage watercourses to protect the
riparian environment, particularly in
relation to riparian vegetation and
habitats and bank stability, and to
promote community education, and
community access to and use of the
watercourse, without compromising
the other core objectives of the
category.
The Protection of the Environment
Operations Act 1997 aims to protect,
restore and enhance the quality
of the environment in New South
Wales, having regard to the need
to maintain ecologically sustainable
development. It prevents the
degradation of the environment by
the use of mechanisms that promote
pollution prevention and cleaner
production, the reduction in the use
of materials and the re-use, recovery
or recycling of materials and the
making of progressive environmental
improvements, including the
reduction of pollution at source
through monitoring and reporting
requirements.
The Water Management Act 2000
provides for the sustainable and
integrated management of the water
sources of the State for the benefit of
both present and future generations
and, in particular:
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• to apply the principles of
ecologically sustainable
development;

• to protect, enhance and restore
water sources, their associated
ecosystems, ecological processes
and biological diversity and their
water quality;

• to recognise and foster the
significant social and economic
benefits to the State that result
from the sustainable and efficient
use of water.
The Catchment Management
Authorities Act 2003 establishes
authorities for the purpose of
devolving operational, investment
and decision-making natural resource
functions to catchment levels.
Under this Act, Sydney Metropolitan
CMA (SMCMA) is the key regional
organisation for delivering urban
natural resource management in
Metropolitan Sydney. Under the
SMCMA, the Catchment Action Plan
(CAP) is the guiding document
for outcomes in the catchment
community and investments in
Sydney’s natural resources. It details
long term strategic natural resource
management strategies and directs
investment of public resources in line
with community expectations.
The NSW National Water Initiative
Implementation Plan 2006 sets out
the actions that NSW has already
completed and provides detailed
information, for each NWI action, on
the tasks and timeframes to complete
remaining commitments, and the
context within which these actions
are being implemented.
Under the NWI Implementation Plan,
the Water Efficiency Labelling and
Standards (New South Wales) Act
2005 applies the Water Efficiency
Labelling and Standards Act 2005 of
the Commonwealth as a law of this
State to provide a uniform Australian
approach to the regulation of water
efficiency labelling and standards.
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While not legislatively part of the
planning system, rating tools are
increasingly used in the assessment
of new developments. The most
commonly used and widely
understood tools in the NSW system
are the National Australian Built
Environment Rating System (NABERS)
and the Green Star rating tool.

National Australian Built
Environmental Rating System
(NABERS) was developed by
the Australian Government in
consultation with industry and
stakeholders. It is a national initiative
managed by the NSW Office of
Environment and Heritage. NABERS is
a performance-based rating system
for existing buildings. NABERS
rates a building on the basis of its
measured operational impacts on the
environment, and provides a simple
indication of how well businesses
are managing these environmental
impacts compared with their peers
and neighbours. NABERS ratings are
available for offices, hotels, shopping
centres and homes.
NABERS Water measures the water
consumption of an office building on
a scale of zero to six stars, reflecting
the performance of the building
relative to the market, from very poor
performance (zero stars) to market
leading performance (six stars). The
market average rating is two and a
half to three stars.
NABERS Water ratings are only
available for whole buildings while
NABERS Energy ratings can be applied
to individual tenancies.
While there is no commensurate
water requirement, recently the
Commercial Building Energy
Efficiency Disclosure was announced,
requiring a NABERS Energy rating to
be disclosed when office space of
more than 2,000sqm is offered for
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lease or sale from the 1st November
2011.
Green Star is a comprehensive,
national, voluntary environmental
rating system that evaluates
the environmental design and
construction of building and is
an initiative of the Green Building
Council of Australia (GBCA) with
support from industry and some
government agencies. Green Star
covers a number of categories that
assess the environmental impact
that is a direct consequence of
a projects site selection, design,
construction and maintenance.
These categories are divided into
credits, each addressing an initiative
that improves or has the potential to
improve environmental performance.
Credits for water address reduction
of potable water through efficient
design of building services, water
reuse and substitution with other
water sources (specifically rainwater).
Environmental weighting factors
are also applied to reflect diverse
environmental concerns across the
states and territories. The Green Star
rating scale ranges from ‘4 Stars’ Best
Practice to ‘6 Stars’ World Leadership
Green Star ratings are available for the
• design phase of new or
refurbished offices;
• for the construction and
procurement of new or
refurbished offices;
• for tenant fit outs, and more of
the issues involved in commercial
offices which the tenant can have
control over;
• the extension of existing
commercial offices;
• for the design phase of new or
refurbished shopping centres as
well as extensions;

• for the design and fit out of
campus style buildings such as
schools and universities.
There are three credit points available
under the Green Star – Stormwater
module. The aim of the module is
to encourage and recognise the
minimisation of peak stormwater
flows and the protection of
receiving waters from pollutants.
Points are awarded where the
post-development peak 1.5 year
Average Recurrence Interval (ARI)
event discharge from the site does
not exceed the pre-development
peak 1.5 year ARI event discharge
and all stormwater discharged
from site meets the set pollution
reduction targets. Currently, the
use of biological treatment systems
is generally considered the only
method of achieving compliance
with the highest level of pollution
reduction targets.
An additional three credit points are
available under Green Star – Water
Course Pollution for developments
that minimise stormwater runoff
to, and the pollution of, natural
watercourses.	To gain these
credits, the development must not
increase peak stormwater flows for
rainfall events of up to a 1 in-2 year
storm; and all stormwater leaving the
site, at any time up to a 1 in 20 year
storm event, is treated or filtered in
accordance with either:
• The Urban Stormwater Best
Practice Environmental
Management Guidelines (CSIRO
1999); or
• The Australian and New Zealand
Environment Conservation
Council (ANZECC)’s Guidelines for
Urban Stormwater Management.
For potable water reduction, a total
of twelve credit points are available
within the Green Star Water module
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for designs that reduce potable
water consumption by building
occupants. Up to five points are
awarded where the predicted
potable water consumption for
sanitary use within the building has
been reduced against a ‘best practice’
benchmark. Additional points are
available for designs where potable
water consumption of water-based
heat rejection systems is significantly
reduced; where water meters are
installed for all major water uses in
the project; and there is an effective
mechanism for monitoring water
consumption data and designs that
provide sufficient temporary storage
for a minimum of 80% of the routine
fire protection system test water and
maintenance drain-downs, for reuse
on-site; and where each floor fitted
with a sprinkler system has isolation
valves or shut-off points for floor-byfloor testing.
Of particular relevance in determining
the powers available to local councils
to achieve ESD objectives through
the planning and development
approval process has been the broad
powers given to private certifiers.
Private certifiers are able to issue
complying development certificates,
construction certificates and
occupation certificates thus replacing
the traditional certification roles
undertaken by Council. Anecdotal
evidence from Council’s assessment
officers and building surveyors
suggests that it is not uncommon
for construction certificates to be
issued without due consideration for,
and compliance with, conditions of
consent attached to an applicable
development consent. This
undermines the use of conditions of
consent as a mechanism to overcome
a lack of information being provided
at DA stage.
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Energy Use/Efficiency
- Local (North Sydney
Council)
Under the EP&A Act local councils
are responsible for the development
of LEPs which establish land use and
broad principles for development,
while a DCP typically establishes
objectives and targets for issues such
as WSUD.
Reviewing Council’s existing planning
provisions is important to identify
the contribution they are making
to achieving 2020 Vision goals and
objectives.
One of the aims of draft LEP 2012 is
to promote ecologically sustainable
development. While none of the
provisions contained in draft LEP
2012 directly relate to WSUD, the
planning framework at the local level,
including draft DCP 2012 aims to
achieve the broader goals of reduced
water consumption and stormwater
runoff and the improvement of local
waterways.
Most development applications
require a Statement of Environmental
Effects (SEE). The content of SEEs is
regulated by the EP&A Regulations
and must address the following:
• the environmental impacts of the
development;
• how the environmental impacts
of the development have been
identified;
• the steps to be taken to protect
the environment or to lessen
the expected harm to the
environment;
• any matters required to be
indicated by any guidelines issued
by the Director-General for the
purposes of this clause.
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While water demand is not explicitly
mentioned, applicants sometimes
address water use efficiency in their
SEE.

The use of ‘innovative sustainable
design to reduce water consumption,
and the achievement of sustainability
requirements’ is a general objective
for the following sections of draft
DCP 2012:
• Section 1: Residential development
(s.1.1.1);
• Section 2: Commercial and mixed
use development (s.2.1.1);
• Section 3: Non-residential
development in residential zones
(s.3.1.1).
This objective therefore applies to
most development in the North
Sydney LGA that would form the
subject of a development application.
‘Developments minimise stormwater
runoff, and encourage recycling
where possible’ is also a general
objective for Section 2 – Commercial
and Mixed-Use Development.
The matrix at Appendix C shows
which objectives and provisions apply
to each section of the DCP.

Discussion:
• Does the regulatory
framework at
Commonwealth and
State levels allow scope
for intervention at the
local level to achieve
water use and water
sensitive urban design
objectives?
Residential development
Water efficiency in dwellings in NSW
is regulated by BASIX. Since the
introduction of BASIX, environmental
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planning instruments (EPIs) and
development control plans (DCPs)
cannot include any further provisions
relating to reducing potable water
consumption.

However, provisions under EPIs and
DCPs that are for purposes different
to BASIX and aim to address the
impacts of stormwater on receiving
waters continue to have effect for
the design and assessment of new
dwellings. It should be noted that
while BASIX considerably restricts the
use of provisions in EPIs and DCPs for
new dwellings, WSUD requirements
for alterations and additions where
a BASIX certificate is not required are
necessary and valid.
Stormwater management is often
left to construction certificate
stage via a condition of consent
due to information not being
made available at development
application stage. The introduction
of private certification means that
WSUD provisions in DCPs are likely
to be ignored or not complied with
in full. In the absence of a robust
certification process, one potential
means of dealing with WSUD is to
require all WSUD provisions to be
complied with at development
application stage. This, however,
would require a change in the way
applicants and assessment officers
currently deal with stormwater
at the development application
stage and many may consider such
a requirement to be unrealistic,
especially for small developments.

Non-residential development
No legislation exists at State or
Commonwealth level which restricts
the ability of local government to
regulate the use of water within
non-residential developments, or the
non-residential component of mixed
use developments.
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As with residential development, in
the absence of a robust certification
process, if councils desire control
of how WSUD is managed, relevant
issues must be addressed earlier
in the process at the development
application stage.

• Is the LEP/DCP an
appropriate place for
regulation regarding
water sensitive urban
design?
There are no mandated State or
Commonwealth requirements
for WSUD in new non-residential
development. There are State
requirements for the water
efficiency component of residential
development under BASIX. It is
appropriate that provisions in LEPs
and DCPs aim to fill the gap and set
WSUD controls for non-residential
development and for the stormwater
component of WSUD in residential
development.

• Do existing provisions
meet Council’s goals and
objectives regarding
water sensitive urban
design?
A key goal within the 2020 Vision
Community Strategic Plan Our Living
Environment is to Improve North
Sydney’s environmental footprint and
encourage the responsible use of natural
resources (CSP 1.3).
It is an open question as to whether
existing provisions appropriately
encourage a high level of integrated
water management involving the
appropriate use of all available water
sources on the basis that the water is
fit for the purpose for which it is to be
used.

Residential development
Council has limited legislative
capacity to achieve its potable water
reduction objectives for the majority
of residential development that is
assessed and determined by Council
and must instead rely on BASIX.
Boarding houses are not subject to
BASIX requirements meaning that
WSUD DCP provisions should apply.
However the review of draft DCP2012
discovered that there are no WSUD
provisions for boarding houses
within the residential zones. This
can be easily rectified by including
‘boarding houses’ in the list provided
at s1.1.2 which identifies types of
development to which the residential
development section applies.

Non-residential development
DDCP 2012 contains water
conservation objectives (S2.6.5, S3.5.5)
for non-residential developments
such as:
• To minimise water use within
buildings;
• To encourage the reuse of potable
water and stormwater runoff; and
• To minimise stormwater runoff.
These objectives support the 2020
Vision Community Strategic Plan by
promoting the efficient use of water
and use of recycled water (CSP 1.3.1.2)
Section 2 – Commercial and Mixed
Use Development refers to the use
of NABERS rating systems (S2.6.1)
showing that a building and
its services must be capable of
achieving a minimum 4.5 star rating
for commercial and commercial
components of buildings. This
rating only assesses a building’s
performance in terms of its
greenhouse gas emissions during its
operation, not water consumption for
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the building. The NABERS programs
currently has a module, NABERS
Water capable of measuring the water
consumption of an office building on
a scale of zero to six stars, reflecting
the performance of the building
relative to the market, from very poor
performance (zero stars) to market
leading performance (six stars).
For large-scale commercial properties
that are greater than 5000m² in size,
water consumption is addressed
under S2.6.1 requirement of a
minimum 5 star rating under the
Green Building Council of Australia’s
Green Star – Office rating tool. There
is no reference to an external rating
tool such as GBCA or NABERS within
the water components of S2.6.5 or
S3.5.5.
The review of draft DCP2012
provisions (Appendix B) found
that, other than the Green Star
requirement for office buildings
over 5000m² in size, there is little
application of thresholds according
to use, size or cost. This means
that almost all DCP provisions
should be considered for almost all
development types, development
sizes and development costs. This
complexity and the sheer number
of potentially relevant provisions
may have resulted in provisions
being overlooked by developers and
assessment officers. This situation
would indicate that the current
structure and application of WSUD
provisions within draft DCP2012
is resulting in Council’s WSUD
objectives not being met.
If properly implemented, Council’s
current provisions for large
developments, which rely on Green
Star rating systems for regulation
of water efficiency and stormwater
management in commercial
buildings, are quite ambitious and
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have the potential to meet Council’s
strategic objectives regarding water.
However, the use of Green Star raises
a number of issues, including:
1. A potential disjuncture between
the use of rating tools and
the development assessment
process;
2. A lack of certainty that what
is approved will reflect actual
outcomes;
3. A lack of certainty regarding
WSUD performance under the
Green Star tool;
4. A potential lack of transparency
and accountability; and
5. Potential duplication of other
DCP provisions related to WSUD.
These issues are addressed in turn:
1. A disjuncture between the use of
rating tools and the development
assessment process - A fundamental
problem is that Green Star ratings
are rarely obtained prior to DA
approval as developers are usually
not prepared to spend the time and
money submitting an application
for a Green Star rating unless a
development consent has been
issued. Under draft DCP2012
applicants must demonstrate that the
development can achieve a minimum
5 star Green Star rating. However,
given the complex and rigorous
Green Star assessment process it
is near impossible to determine
whether a development can achieve
a certain rating before the rating
is actually awarded by the GBCA.
While the commitment agreement
associated with NABERS Energy aims
to align the use of that rating tool
with the development assessment
process, no such mechanism is
available under NABERS Water or
Green Star.
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The alignment of rating tool systems
with the development application
process is an ongoing challenge
for the green building industry and
consent authorities. It is currently
difficult for a consent authority to
be certain that a rating obtained
at DA or CC stage will reflect the
actual ongoing performance of the
development ‘as built’. The planning
system is not designed to deal with
such uncertainty at DA stage. Having
said that, in most circumstances
should a developer wish to change
elements of an approved design
that will materially affect the original
approval then such changes would
likely be captured by the s96
amended approval process. Ongoing
dialogue between the green building
industry and consent authorities
is required to better align the two
processes.
2. A lack of certainty that what
is approved will reflect actual
outcomes – The Green Star – Office
rating tool assesses the ‘design’ of
a building. This means that DA and
CC approval is given on the basis
that the final development will be
‘capable’ of achieving the nominated
rating. Little certainty is able to be
obtained at DA approval stage that
the required Green Star rating will
actually be achieved. This means that
a Green Star rating based on design
may not end up reflecting what is
actually built. The DA assessment
system provides no teeth to enforce
compliance if the required rating is
not achieved.

3. A lack of certainty regarding WSUD
under the Green Star tool - Under
the Green Star tool ‘water’ is only one
criterion among many used to assess
the sustainability of buildings. Under
this system, poor WSUD performance
may be off-set by high scores in other
categories thus allowing an overall
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score of 5 stars. Perhaps not until
an audit of ‘as-built’ water use and
stormwater management for Green
Star rated buildings is undertaken, will
Council know whether mandating 5
stars for large commercial buildings
is having the desired effect regarding
WSUD.
4. A potential lack of transparency
and accountability - The outsourcing
of regulation to a third party, such as
the GBCA who administers the Green
Star rating tools, raises question of
transparency and accountability.
For example, the GBCA can change
assessable criteria and weightings
without adhering to public
consultation procedures or obtaining
the agreement of the consent
authority.
This concern is tempered somewhat
by the fact that the Green Star tool
is subject to regular peer evaluation,
with all credits within the tool
being reviewed by industry experts.
Assuming this process is objective
and sufficiently rigorous, the tool
will hopefully remain relevant and
credible.
Of further note is the increasing
number of local government
authorities who are joining the Green
Building Council of Australia. Once
a member, a Council is able to take
part in the Green Star review process.
North Sydney Council became a
member of the GBCA in January 2012.

5. Potential duplication of other
DCP provisions related to WSUD –
As all new developments should,
in theory, comply with all relevant
DCP provisions, those that have a
gross floor area greater than 5000m²
will be subject to two assessments:
Assessment against DCP provisions;
and assessment using the Green
Star tool. This potentially results in
duplication of WSUD assessments.
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Council assets
The draft LEP and draft DCP does not differentiate
between private development and development
undertaken by Council. It is therefore assumed that Council
is required to comply with relevant provisions as any
other developer. Whether this actually occurs is a matter
for further investigation, the outcome of which may be a
dedicated corporate policy or draft DCP section relating to
Council developments.

Existing development
WSUD within existing buildings cannot be regulated
via the LEP/DCP. The performance of existing buildings
must be addressed through mechanisms separate to the
planning system. For example, through business based
programs, retrofitting initiatives, procurement programs
and mandatory disclosure of water ratings.
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Wat er sensi t i v e Urban D esi gn

S tage 2 – B es t Prac t i ce Loca l Au t h or i t y
In i t iat i v es
This section explores how other local
authorities have incorporated WSUD
objectives into planning documents.
This is done to identify best practice
planning provisions and processes. It
is likely that examples of best practice
from NSW will be most readily applied
in North Sydney as they operate
under the same legislative framework.
Examples from other Australian
States and Territories are also relevant,
as typically they utilise the same
technical assessment systems, such
as the BCA, NABERS and Green
Star. Overseas examples are also
included if considered relevant or if
it is considered that they exhibit a
different approach to that pursued
in Australian jurisdictions that are
perhaps a forerunner for future efforts
to facilitate water sensitive buildings
in Australia.

Local authority
initiatives in WSUD Australia
Australian cities have traditionally
sourced their water from surface
water, in most cases stored in large
reservoirs. These have delivered a
reliable and low cost source of water.
New sources are often expensive,
often involving transporting water
long distances or processes such as
recycling or desalination. Strategies
to address the balance of water
supply and demand vary across
the Australian states. Some, such
as Western Australia, are adopting
system augmentation; while others,
including Victoria, are promoting
demand management.

18

Appendix A lists policies from other
Australian jurisdictions that utilise
innovative or robust regulation
of water use and stormwater
management. The policies mainly
relate to non-residential development
due to the degree of scope identified
in Stage 1. The policies are also
mainly contained in planning
documents and are enforced through
the development assessment and
approval process.
A number of local authorities achieve
reductions in mains water demand
by requiring water efficient fittings
and fixtures for all non-residential
development. These development
control plans require the installation
of products tested under the
national mandatory water efficiency
labelling scheme (WELS) covering
showerheads, washing machines,
dishwashers and toilets. These
requirements include:
• Any appliances installed as
part of a development or as a
replacement that are regulated for
water efficiency under the Water
Efficiency Labelling and Standards
(WELS) Scheme must obtain a
Minimum WELS rating of 4.5 stars.
• Where new or replacement
fittings are required:
o shower heads shall be at least
WELS 3 star rated;
o dual flush toilets shall be at least
WELS 4 star rated;
o all taps ( other than bath outlets
and garden taps) shall be at
least WELS 4 star rated;

o bathroom and kitchen taps shall
be fitted with aerators;
o 4 star WELS rated toilets
(4.5lt/3lt dual flush).
The City of Sydney future-proof these
provisions by wording the clause to
read “All new fittings and fixtures
for amenities in all non-residential
development, the public domain,
and public and private parks are to
be installed to the highest Water
Efficiency Labelling Scheme (WELS)
star rating available at the time of
development”.
Rainwater tanks are a versatile
WSUD measure. They can offset
potable water demand and decrease
stormwater flows and volumes, which
improve water quality downstream.
They allow the development of the
resource potential of stormwater
and waste water to supply a range of
water uses presently met by potable
water supply. Rainwater tanks also
develop the resource potential of
stormwater to reduce the cost of
drainage, waste water and potable
water infrastructure.
For all commercial and industrial
developments, Strathfield Council
requires the installation of rainwater
tanks that have a minimum capacity
of 1,000 litres for every 10m² in
ground floor area. The tank must have
sufficient capacity and be connected
so as to supplement water for the
following services on the site:
• toilet flushing;
• laundry;
• garden irrigation; and
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• external washing (cars, paved areas, etc).
All development in the Newcastle local government
area where impervious area is created that is not subject
to BASIX must install a rain water tank with a minimum
capacity of 3,000 litres in order to reduce mains water
demand and to assist in minimising stormwater discharge
from the site. The tank water must be used to supply all
toilet cisterns and washing machine taps. The water should
also be used for garden watering.
In Ku-Ring-Gai Council, land used exclusively for
recreational purposes, whether passive or active
recreation, with buildings erected on the land, where the
land is primarily permeable and landscaped must have
at least one rainwater tank to capture all roof water from
the building(s) on the property. Minimum tank volume
must be 2000L for every five toilets or part thereof in any
building erected. Water can also be used for watering
open space areas, as determined by Council.
In commercial, mixed use, industrial and sub-division
development within Strathfield Council, water use within
public open space (for uses such as irrigation, pools, water
features etc.) should be supplied from sources other than
potable mains water to meet 80% water use demand.
Strathfield Council also encourages the use of alternative
water sources for cooling towers where practical and the
monitoring of water consumption of the cooling tower
using a water meter.
Several local authorities such as City of Sydney, City
of Wollongong and City of Canada Bay have similar
stormwater quality requirements for post-development
pollutant loads for total gross pollutant (greater than
5 mm); Total Suspended Solids; Total Phosphorus and
Total Nitrogen. These figures are similar to the Landcom
industry baseline performance targets (see below) but are
not robust enough to satisfy commonly accepted water
quality targets such as those utilised by Landcom or the
Green Star rating tool.
Council’s with specific water quality objectives also tend to
have water quantity objectives to ensure that disturbance
to natural stream systems is minimised, and stormwater
discharge to surface and underground receiving waters,
both during construction and in developed catchments,
does not degrade the quality of water in the receiving
waterways.
This is typically controlled with onsite detention
requirements where the peak flow volumes of a rainfall
event, typically a rainfall event with 3 month average
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recurrence interval, volume is captured and released at a
controlled rate over a 1 to 3 day period. Rainwater tanks,
plumbed into toilets and laundry areas, and having the
top portion as active storage for slow (trickle) release are
common. For rainfall events with a greater than 3 month
average recurrence interval, typically 5 years to 100years,
the reduction of peak flows must be to pre-development
levels.
All development in the Newcastle Local Government
Area where impervious area is created that is not subject
to BASIX must make onsite stormwater storage provision
dependant on size of sites with particular impervious area
coverage. Sites must intercept and store 12mm of rainfall
from a minimum of 90% of the impervious area of the site.
The rainfall storage requirement is linearly interpolated
between 12 and 25mm for sites between 50% and 100%
of the impervious area of the site.
A number of council’s require the use of existing building
rating schemes. In Lake Macquarie, developments
over 4,000m2 gross floor area or more must achieve a
minimum 4 Star rating under Green Buildings Council
or a 4.5 Star rating by NABERS for energy efficiency,
thermal performance, and waste management. Within
the Macquarie Park locality within the City of Ryde,
developments must achieve a minimum 4 star Green Star
rating. Developments that achieve greater than 4 stars are
offered incremental increases in floor space ratios. Within
the City of Sydney, new commercial office buildings and
commercial redevelopments with a net lettable area of
1000 square metres or more must achieve a minimum
rating of 4.0 stars under the Green Star Office Design tool
and Green Star Office As Built tool and achieve a NABERS
rating of 4.5 stars for the base building, or for the whole
building where there is to be one tenant to occupy the
whole building.
While not technically a local planning authority, Landcom
has developed a WSUD policy as part of its corporate
Sustainability Strategy to specifically address sustainable
and integrated urban water cycle management in all its
mainly greenfield developments, and address the impacts
of urban development.
In the policy, Landcom acknowledges the water
conservation targets set by BASIX, and has incorporated
these targets into all of its developments. Landcom
acknowledge that baseline water conservation targets
are easily attainable thanks to recent advances in water
conservation technology and the increased availability of
reticulated recycled water. The performance targets set
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within the policy represent a better water conservation
outcome and are provided for developments striving
to meet sustainability outcomes. Landcom also include
‘stretch targets’ for water conservation to represent

Objective
1

WSUD Strategy
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the best outcome attainable in appropriately planned
developments. Developers are encouraged to meet
stretch targets.

Baseline and
performance target

stretch target

(a) 100% of projects to have project-specific WSUD strategies.
Combination of water efficiency and reuse options – % reduction on
base case.

2

3

Water Conservation

Pollution Control

(a) Single dwelling, no reticulated supply available:
Baseline 40%
Performance 50+%

Stretch 65%

(b) Single dwelling, reticulated supply available:
Baseline 50%
Performance 65%

Stretch 75+%

(c) Apartment, no reticulated supply available:
Baseline 40%
Performance 50%

Stretch 60%

(a) 45% reduction in the mean annual
load of Total Nitrogen (TN)

(a) 65% reduction in the mean annual
load of Total Nitrogen (TN)

(b) 65% reduction in the mean annual
load of Total Phosphorus (TP)

(b) 85% reduction in the mean annual
load of Total Phosphorus (TP)

(c) 90% reduction in the mean annual
(c) 85% reduction in the mean annual
load of Total Suspended Solids (TSS)
load of Total Suspended Solids (TSS)
4

Flow Management

Maintain 1.5 year ARI peak discharge
to pre-development magnitude
Stream Erosion Index = 2.0

Maintain 1.5 year ARI peak discharge
to pre-development magnitude
Stream Erosion Index = 1.0

Figure 2: Minimum performance and stretch targets (Landcom, 2009)
The stretch targets reflect the stormwater outcomes
considered necessary to protect the receiving environment
from the impact of urban development (i.e. achieve
sustainable development that maintains environmental
values). They are included to demonstrate the gap
between environmental objectives and the extent to
which those objectives can be met by ‘best practice’ water
sensitive urban design, and encourage the attainment of
outcomes beyond the standard targets, where practicable.

Local Authority Initiatives in
WSUD - Overseas
Appendix B lists policies and policy approaches used in
overseas jurisdictions that are generally seen as being
at the forefront of regulation regarding water use and
stormwater management. The policies are generally
contained in planning documents and enforced through
the development assessment and approval process.

Portland, Oregon, USA
The City of Portland, Oregon, is required by state and
federal government, through its Municipal Separate Storm
Sewer System (MS4) Permit and its Underground Injection
Control (UIC) Permit, to reduce stormwater pollution,
protect groundwater, and develop and manage programs
that respond to water quality requirements.
The City of Portland receives an average annual 37 inches
of rain creating about 20 billion gallons of stormwater
runoff per year. Portland’s approach is to manage
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stormwater where rain falls with
facilities that function like natural
systems.
All development and redevelopment
proposals are subject to the
requirements of the Stormwater
Management Manual through
the development application and
permit processes. The thresholds
for residential and non-residential
developments that are subject to the
requirements are:
• Properties that propose new
offsite discharges or new
connections to the public system
are required to comply with
stormwater requirements for the
impervious area draining to the
discharge point; and
• Projects that develop or redevelop
over 500 square feet (46m2) of
impervious surfaces.
Portland’s Stormwater Management
Manual, in conjunction with city code,
establishes green designs through
which significant new developments
and redevelopments must:
• Remove 70 percent of total
suspended solids (TSS) from
runoff generated by a design
storm up to and including 0.83
inches (22mm) of rainfall over a
24-hour period;
• Use surface retention facilities “to
the maximum extent practicable”;
• Provide on-site infiltration “to the
maximum extent practicable”;
• Ensure that on-site flow control is
sufficient to maintain peak flows
at their pre-development levels
for the 2-year, 5-year, and 10-year
runoff events.
City of Portland has a Green Streets
Policy (2007) that promotes and
incorporates the use of green
street facilities in public and private

development. Redevelopment
projects in the right-of-way zones
must incorporate green street
facilities or pay into a “% for Green
Street” fund of 1% of the construction
costs for the project.
A Green Street handles stormwater
on site through use of vegetated
facilities which provides water quality
benefits and replenishes groundwater
(for infiltration facilities) as well as
creating attractive streetscapes that
enhance neighbourhood liveability
by enhancing the pedestrian
environment and introducing parklike elements into neighbourhoods
which contribute environmental
benefits such as reduced summer
air temperatures, reductions in
global warming through carbon
sequestration, air pollution screening,
and wildlife habitat corridors.
Under the Clean River Rewards
Program (2006), residential and
commercial properties in the City of
Portland, are eligible for a maximum
35% discount on their municipal
stormwater fee for qualifying green
roofs, infiltration trenches and other
stormwater management devices. For
residential properties, the discount
applies to devices that manage
stormwater runoff from roofs only; for
commercial properties the discount
applies to stormwater runoff from
roofs and paved areas.

Chicago, Illinois, USA
The Chicago Green Homes Program
(CGHP) is a voluntary certification
program for Chicago homeowners,
residential builders, and developers
looking to incorporate sustainable
design into their residential building.
Homes enrolled in the CGHP are
eligible for expedited development
applications and construction
permits as well as discounted
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consultant fees. The CGHP provides
a flexible framework for innovative
construction, while contributing
to environmental awareness and
sustainable living throughout the City.
cgHP points are available for
developments that:
• Reduce a site’s overall net
imperviousness - Design the site
to maintain natural hydrological
cycles by promoting infiltration
on site. Specify green roofs, rain
gardens, pervious paving, or other
materials or systems that minimize
the amount of impervious surface
in order to reduce the rate and
quantity of stormwater runoff;
• Construct site stormwater
treatment systems to remove
80% of the average annual
post-development total
suspended solids based on the
average annual loadings from all
storms less than or equal to the
2-year/24-hour storm. Stormwater
management strategies that
infiltrate 100% of the stormwater
runoff on site from a 2-year/24
hour storm are assumed to
remove 100% of total suspended
solids;
• Install stormwater treatment
systems such as filtration basins,
rain gardens, vegetated filter
strips, or grass swales to treat
stormwater volumes leaving the
site;
• Install rain gardens to reduce
stormwater runoff - the vegetated
area provided must receive
runoff from adjacent impervious
surfaces. This includes use of
parking lot islands as rain gardens
to aid in runoff pollutant removal
and runoff volume reduction;
• Use permeable materials for at
least 40% of driveways, patios,
and walkways. Typical permeable
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paving materials include porous
concrete, porous asphalt, and
permeable unit pavers;
• Provide a green roof on 10 - 50%
of the total roof area (including
garage roofs).

Seattle, Washington, USA
The Green Factor, under the Seattle
Municipal Code, is a landscape
requirement designed to increase the
quantity and quality of planted areas
in Seattle while allowing flexibility for
developers and designers to meet
development standards. It currently
applies to new development in
commercial and neighbourhood
commercial zones and multifamily
residential zones.
Development applicants in affected
zones must demonstrate that their
projects meet the Green Factor by
using the Green Factor Score Sheet.
The scoring system is designed to
encourage larger plants, permeable
paving, green roofs, vegetated walls,
preservation of existing trees, and
layering of vegetation along streets
and other areas visible to the public.
Additional credits are provided for
food cultivation, native and droughttolerant plants, and rainwater
harvesting.
In addition to Green Factor
requirements, under Seattle’s
Stormwater Manual Vol. 3 Technical
Requirements Manual (2009), all
single-family residential projects
and all other projects with 7,000
square feet (650m2) or more of
land disturbing activity or 2,000
square feet (185m2) or more of new
plus replaced impervious surface
must implement green stormwater
infrastructure to infiltrate, disperse,
and retain drainage water onsite to

22

the maximum extent feasible without
causing flooding, landslide, or erosion
impacts.

New York City, New York, USA
The NYC Green Infrastructure Plan
introduces stormwater performance
standards aimed at reducing
combined sewer overflows into
surrounding waterways by 40% by
2030. The NYC Green Infrastructure
Plan estimates that over the next 20
years a reduction in water use and
managing the first inch of runoff from
10% of the impervious surface area in
combined sewer watersheds through
source controls will reduce combined
sewer overflows by 3.8 billion gallons
per year (14.38 billion litres per year).
Under the Rules of New York City
state, stormwater must be not be
released at a rate greater than 0.25
cfs (425L/min) for developments with
increased impervious surfaces (New
York City, 2012).
The stormwater performance
standard applies to new development
and alterations on medium to large
size lots. Proposed redevelopments
that increase impervious surfaces or
building footprints by less than 20%
are exempt from the stormwater
performance standard unless an
additional sewer connection is
proposed. Smaller development sites
generally do not generate runoff in
excess of 0.25 cfs and, therefore, are
expected to comply with current
requirements. The standards also
state that landowners and their
successors must properly maintain
on-site stormwater management
systems, file a deed restriction, and
submit triennial certification of proper
operation.
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Under the Guidelines for the Design
and Construction of Stormwater
Management Systems (2012), there
are six types of stormwater source
controls used for compliance with the
stormwater performance standard.
These systems are very adaptable
to different site plans, building
configurations, and surface and
subsurface conditions.
Subsurface Systems:
• Storage vaults or tanks, can
be constructed from pre-cast
concrete structures. If built
without a bottom slab, a vault
system can promote infiltration;
• Gravel beds are excavated areas
filled with uniformly-graded
gravel. The void space within the
gravel is used to detain water.
These systems can also promote
infiltration;
• Perforated pipes use a
combination of pipe storage
and gravel storage to provide
detention and promote
infiltration;
• Stormwater chambers are
commercially available in a
variety of shapes and sizes. These
structures detain stormwater
within the chamber and gravel
surrounding each chamber for
structural support. These openbottom systems also promote
infiltration.
Rooftop Systems:

• Blue roofs, also known as
controlled flow roof drain systems,
provide temporary ponding on a
rooftop surface and slowly release
the ponded water through roof
drains. Blue roofs have weirs at the
roof drain inlets to restrict flow;
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• Green roofs consist of a vegetative
layer that grows in a speciallydesigned soil that may sit above
a drainage layer. Green roofs
detain stormwater in the void
space of the soil media and retain
stormwater through vegetative
uptake and evapotranspiration.
Similar to other jurisdictions in
Australia, the New York City Plumbing
Code (2010) prohibits the use of
potable water for most once-through
cooling systems; requires alarms
and sub-meters to detect water
leaks and monitor usage on water
equipment; and sets maximum water
consumption flow rate or quantity for
certain plumbing fixtures including
the installation of dual-flush toilets.
The Rules of the City of New York
(Title 43 Chapter 10, 2005) also
requires construction directly
managed by city agencies as well
as projects managed by non-city
entities, such as cultural organisations,
state agencies and private developers,
that receive a certain amount of city
funding to achieve a minimum 20%
to 30% potable water use reduction
below the standards of the U.S.
Environmental Protection Agency
Energy Policy Act (1992). In addition,
a minimum Silver rating under the US
Green Building Council’s Leadership
in Energy and Environmental Design
(LEED) rating systems program is
required.

Singapore, Singapore
Singapore utilises incentives
to achieve ESD in all types of
development. An increase in gross
floor area of 1-2 % above master
plan gross plot ratios is available to
developments that achieve Green
Mark certification of Gold Plus or
Platinum.

Under the Urban Redevelopment
Authority (2009), buildings that
achieve GM Platinum can qualify for
up to 2% additional GFA (subject
to a cap of 5,000sqm) while those
achieving GM Gold Plus can
qualify for up to 1% additional GFA
(subject to a cap of 2,500sqm). A
non-compliance fee applies to
developments that fail to achieve the
targeted Green Mark rating. The noncompliance fee is used to fund other
Green Mark developments.
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expected that this will include roof
and wall planting that delivers as
many of these objectives as possible:
• adaptation to climate change (i.e.
aiding cooling);
• sustainable urban drainage;
• mitigation of climate change (i.e.
aiding energy efficiency);
• enhancement of biodiversity;
• accessible roof space;
• improvements to appearance and
resilience of the building; and
• growing food.

Copenhagen, Demark
The City of Copenhagen Climate Plan
2009 aims to ensure that the city is
ready for the weather anticipated
from climate change including
additional green areas, pocket
parks, green roofs and green walls
all of which slow rainfall run-off,
thus reducing the risk of flooding. It
requires all new development with
roof pitch less than a 30° and the
refurbishment of older roofs to have
green roof systems that meet at least
two of the following effects:
• Absorb 50-80% of the
precipitation that falls on the roof;
• Provide insulating effect and
reduces reflection;
• Help to make the city greener and
counteracts rising temperatures in
the city;
• Contribute to a visual aesthetic in
a way that has a positive effect on
quality of life;
• Double the roofing lifespan as it is
protected against UV rays.

London, England
The London Plan (2011) sets
expectations for all major
developments to incorporate living
roofs and walls, where feasible. It is

The plan encourages boroughs
to require green roofs in smaller
developments and extensions where
the opportunity arises via planning
documents. Development proposals
are encouraged to integrate green
infrastructure from the beginning of
the design process to contribute to
urban greening, including the public
realm. Elements that can contribute
to this include tree planting, green
roofs and walls, and soft landscaping.
Major development proposals
within the Central Activities Zone
should demonstrate how green
infrastructure has been incorporated.
The City of London Corporation’s
Climate Adaptation Strategy (2007)
details a number of strategies that
the City could put in place for it’s own
developments such as:
• Sustainable drainage systems,
green roofs or green walls on City
of London Corporation-owned car
parks and buildings when they are
refurbished or replaced;
• Additional temporary flood
water storage in City of London
Corporation-owned large open
spaces, such as Hampstead Heath;
• Rainwater harvesting systems for
installation on roofs of Network
Rail, DLR and tube stations;
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• Rainwater harvesting systems installed on market
buildings and within gardens and large open spaces.
The harvested water could be used for cleaning, toilet
flushing and irrigation.
City of London Corporation Local Development
Framework - Core Strategy (2011) has a risk-based approach
to flood risk, by such means as avoiding inappropriate
development in flood risk areas, minimising water use
to reduce demands on the combined surface water and
sewerage network and minimising run-off from new
development onto adjacent and other downstream
property, and into the river systems through the use of
suitable WSUD measures.
The City of London Corporation requires surface water
arising from a developed site to, as far as is practicable, be
managed in a sustainable manner to mimic the surface
water flows arising from the site prior to the proposed
development, while reducing the flood risk to the site itself
and elsewhere, taking climate change into account. The
range of sustainable approaches to surface water drainage
management options include:
• source control measures including rainwater recycling
and drainage;
• infiltration devices to allow water to soak into the
ground, that can include individual soakaways and
communal facilities;
• filter strips and swales, which are vegetated features
that hold and drain water downhill mimicking natural
drainage patterns;

Plan (2001). The Plan was the first to formally identify the
need for a strategy to encourage green roofs and rooftop
gardens. The Natural Environment policy within the City’s
new Official Plan further supports green roofs calling for
“the development of innovative green spaces such as
green roofs, and designs that will reduce the urban heat
island effect.”

The Wet Weather Flow Management Master Plan (City
of Toronto, 2000) examined ways to improve the water
quality of local rivers and Lake Ontario by strengthening
mechanisms to prevent and reduce stormwater runoff.
Green roofs are put forward as best practice.
Toronto, via Municipal Code Chapter 492 Green Roof
Toronto - Green Roof Construction Standard (2009), is
the first City in North America to have a bylaw to require
and govern the construction of green roofs on new
development.
The bylaw applies to new building permit applications
for residential, commercial and institutional development
made after January 31, 2010 and to new industrial
development as of April 30, 2012.
The bylaw requires green roofs on new commercial,
institutional and residential development with a minimum
Gross Floor Area of 2,000m2 as of January 31, 2010. As
of April 30, 2012, the bylaw requires compliance for new
industrial development.
The green roof coverage requirement is graduated,
depending on the size of the building.

• filter drains and porous pavements to allow rainwater
and run-off to infiltrate into permeable material below
ground and provide storage if needed; and

Gross Floor Area *

Coverage of Available
Roof Space **

• basins and ponds to hold excess water after rain and
allow controlled discharge that avoids flooding.

2,000 - 4,999 m2

20%

5,000 - 9,999 m2

30%

10,000 - 14,999 m2

40%

15,000 - 19,999 m2

50%

20,000 m2 or greater

60%

The surface water drainage arrangements for any
development site should be such that the volumes and
peak flow rates of surface water leaving a developed
site are no greater than the rates prior to the proposed
development, unless specific off-site arrangements are
made and result in the same net effect.

Toronto, Ontario, Canada
The City of Toronto’s formal involvement in green roofs
is rooted in the recommendations of the Environmental
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* Note: Residential buildings less than 6 storeys or 20m in
height are exempt from being required to have a green
roof.
** The available roof space of the building excludes any
areas designated for renewable energy devices; private
terraces or outdoor amenity space up to two square
metres per residential unit.
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In Toronto, developers who are unable to provide the
required green roof coverage, are required to pay cash in
lieu of construction of a green roof for the reduced area
based on the average actual cost of construction of a
green roof (approx. $200.00/m2). All of the funds collected
as cash in lieu of construction of a green roof are directed
to the Eco-Roof Incentive Program of the City for the
provision of green roofs on existing buildings.
The Eco-Roof Incentive Program provides $50 / square
metre, up to a maximum of $100,000, to fund green roof
projects on:
• existing commercial, industrial and institutional
buildings;
• new industrial buildings with a gross floor area of 2,000
m2 or greater;
• new institutional or commercial buildings with a gross
floor area of less than of 2,000 m2.
To be eligible for the Eco-Roof Incentive Program, a
green roof must have a continuous coverage of growing
media, measuring at least 50% of the ground floor area
of the building and be designed and constructed in
conformance with the requirements of the Toronto
Green Roof Construction Standard. Priority is given in the
selection process to buildings in areas where urban heat
island and stormwater management issues are of particular
concern. Green roof projects that are already complete are
not eligible for funding.

Discussion:
• How have local authorities in NSW,
other States and Territories and
overseas incorporated energy use
objectives into planning processes?
In Australia, local authorities have incorporated WSUD
into the planning process using a number of mechanisms.
Where possible, WSUD principles are applied to all
developments unless there are particular circumstances
that mitigate against it. The most commonly applied
WSUD related provisions within DCPs focus on:
• Water supply:
o Demand reduction;
o Potable water substitution;
o Reuse and recycling.
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• Water quality:
o Reduce pollutant loads.
• Water quantity:
o Duration;
o Peak flows;
o Volume;
o Frequency.
An important concept of water supply provisions
associated with WSUD is ‘fit for purpose’. Not all water
used in a development needs to be potable quality. DCP
provisions relating to water supply are usually focused on
the following:
• Reduction in potable water demand. For example,
water use within public open space (such as irrigation,
swimming pools and water features) should be
supplied from sources other than potable mains
water to meet 80% of water use demand; all new
and replacement water efficient fittings and fixtures
for amenities in all non-residential development, the
public domain and public and private parks are to
be installed to the highest Water Efficiency Labelling
Scheme (WELS) star rating at the time of development.
• Substitution of potable water supply. For example,
irrigation of parks and gardens with harvested
stormwater or recycled wastewater, provision of a third
pipe recycled water system to industrial users, use of
collected rainwater for domestic toilet flushing, laundry,
irrigation and cooling towers in larger developments.
• Reuse and Recycling. For example, where cooling
towers are used, they are to be connected to a
recirculating cooling water loop; to be connected to a
conductivity meter so the blow down or bleed off can
be automated based on conductivity to ensure that
the water is being re-circulated an optimum number of
times before being discharged to sewer.
A number of local authorities have a performancebased approach to stormwater management planning
provisions with stormwater post-development pollutant
load reduction targets including the City of Melbourne,
City of Sydney and Parramatta City Council. Compliance
with water quality parameters including suspended solids,
nitrogen, phosphorus and litter can be assessed using
commonly applied and accepted software tools such
as MUSIC (Model for Urban Stormwater Improvement
Conceptualisation) for stormwater quality. Applicants must
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provide a WSUD response, which is
assessed against the objectives and
requirements of the DCP.
When urban development occurs
in an area that was previously
dominated by vegetation, increases in
both hard surfaces, and the efficiency
of the drainage system are usually
the result. This leads to not only
increased flows, but also far more
rapid delivery of those flows and
the associated pollutants into the
receiving environment. Specific water
quantity objectives may relate to the
following:
• Ensuring that peak runoff flows
do not exceed those of the preexisting condition of the site;
• Providing infiltration to ensure
maintenance of groundwater
systems;
• Ensuring that the frequency
of flows from the developed
site (which can be significantly
increased due to the greater
proportion of effectively, or
directly connected, impervious
area) is similar or equivalent to
that of the undeveloped case.
Example provisions which apply
to development to address water
quantity objectives include:
• Onsite stormwater storage. For
example, capture and store 1225mm of rainfall from a minimum
of 90% of the impervious area of
the site;
• Limit the post-development peak
1 yr Average Recurrence Interval
event discharge to the receiving
waterway to the pre-development
condition.
A number of council’s require the
use of existing building rating
schemes. For example, in Lake
Macquarie, developments over
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4,000m2 gross floor area must
achieve a minimum 4 Star rating
under Green Buildings Council or a
4.5 Star rating by NABERS for energy
efficiency, thermal performance,
and waste management. The
Macquarie Park locality within
the City of Ryde, developments
must achieve a minimum 4 star
rating under the Green Star rating
scheme. Developments that achieve
greater than 4 star rating are offered
incremental increases in floor space
ratios. Within the City of Sydney, new
commercial office buildings and
commercial redevelopments with
a net lettable area of 1000 square
metres or more must achieve a
minimum rating of 4.0 stars under
the Green Star Office Design tool and
Green Star Office As Built tool and
achieve a NABERS rating of 4.5 stars
for the base building, or for the whole
building where there is to be one
tenant to occupy the whole building.

For residential developments,
economic incentives are generally
not considered as part of the
development process. Economic
incentives are useful tools for
encouraging property owners to
make physical and permanent
changes to their property. In
overseas jurisdictions a one-off
economic incentive for certain WSUD
applications such as rainwater tanks,
rain gardens and onsite infiltration
tanks are utilised because property
owner’s actions reduce the size and
cost of future facilities needed for
the stormwater system, reducing rate
increases for all ratepayers citywide.
In Australia, rainwater tank rebates
have been offered by federal, state
and local governments. These rebates
are typically for existing residential
dwellings or education facilities, with
the rebates determined by both the
size of the rainwater tank and uses for
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the captured rainwater (laundry and/
or toilets and/or hot water). Other
NSW Government rebates include
WaterFix, subsidised water saving
devices and Toilet Replacement
Service for single flush toilets.

Internationally, incentives are
frequently documented in city
planning schemes and are often
linked with existing building rating
schemes, such as LEED (USA) and
Green Mark (Singapore). Typical
incentives include additional density
or floor area ‘bonuses’; expedited or
priority development application
processing; and reductions or
waivers for development application
processing fees. Also, reductions
in rates are often available for
developments that incorporate
WSUD due to the reduced reliance
on downstream infrastructure.
Similarly some jurisdictions charge
additional fees when WSUD is not,
or cannot, be provided on-site. The
funds raised are usually spent on
WSUD schemes off-site or WSUD
grants in targeted catchments. Some
overseas jurisdictions simply mandate
the use of WSUD infrastructure such
as green roofs or mandate specific
discharge rates for certain types of
development.

• What is ‘best 
practice’
The analysis of overseas jurisdictions
that have a proven track record of
implementing WSUD initiatives
indicates that ‘best practice’
requires a ‘whole of government’
approach. Rather than simply
relying on provisions or guidance
within planning documents, these
jurisdictions draw on the equivalent
of Council-wide stormwater policies
to implement a coordinated Councilwide approach to WSUD. The best
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examples of how this integrated
approach works involve cooperation
between local planning departments,
local engineering and infrastructure
departments, and the local finance
and rates departments. Those
jurisdictions that are able to offer
financial incentives or penalties for
compliance (or non-compliance)
with planning controls generally use
any funds raised to improve WSUD
on public land or existing buildings.
Cities such as Toronto, Singapore and
Portland appear to be leaders in this
type of integrated approach.
The analysis of the planning
documents from other Australian
jurisdictions has shown that ‘best
practice’ WSUD provisions generally
do the following:
Encourage a high level of
management of water use involving
the appropriate use of all available
water sources on the basis that the
water is fit for purpose - Potable
water may not always be required.
Instead of single pass usage water
can be reused, again and again. ‘Fit
for purpose’ is matching water of a
certain quality to appropriate uses.
It is important to know when and
how to reuse water and to match it
correctly so it is fit for its intended use;
Utilise a broad range of mechanisms
and apply them in such a way that
is commensurate with the scale and
likely impact of the development –
The utility in adopting a broad range
of regulatory mechanisms is that
a comprehensive approach to the
regulation of WSUD can be achieved.
In this regard, best practice could be
considered as regulation that ensures
all forms of development at all
scales are regulated to some degree
regarding their management of water.
Ideally, more stringent assessment
procedures and performance

requirements apply to larger, more
complex developments;
Set ambitious, although not
unreasonable, performance criteria
– While guidelines play an important
role, ambitious performance criteria
and submission requirements that
require the applicant to consider
water use, where appropriate, are
considered to represent best practice.
In order to ensure requirements are
reasonable and achievable, other
criteria must be met, including that
they are generally accepted by the
development industry;
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if they do not align with the
development assessment process.
The best regulation makes use of
information that is readily available
at development application stage or
construction certificate stage.

Are clear and easy to understand
– Best practice regulation can be
easily understood. The requirements
of particular types development
at particular scales needs to be
clear and easily differentiated from
the requirements of other types of
development and from the same
type of development that is proposed
at a different scale;
Link to a clear strategic vision or
policy – Best practice planning
provisions are underpinned by a
strong strategic vision. In this regard,
planning provisions must have an
explicit link with Council’s corporate
strategic documents;
Are generally accepted by the
development industry – Best
practice regulation regarding WSUD
must be broadly accepted by the
development industry. While some
developers may resist the imposition
of new provisions, best practice
provisions generally gain widespread
support in the development industry;
Fit within development assessment
framework – Best practice
provisions regarding WSUD must
be easy to use in the development
assessment process. Well intended
provisions can be rendered useless
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wat er sensi t i v e u rban desi gn

S tage 3 – R e v i ews and R eco m m endat i ons
North Sydney LGA is already
intensively developed, however
Council and State government policy
documents suggest steady increases
in residential, office, business
and retail uses over the coming
decades. The following reviews were
undertaken to identify improvements
to North Sydney draft DCP so as to
ensure best practice regulation of
future development:
• Review 1 - A review of North
Sydney draft DCP provisions
relating to dwellings to ensure
they do not conflict with BASIX
(Appendix C);
• Review 2 - A review of WSUD
provisions from other Australian
local authorities against North
Sydney draft DCP provisions
(Appendix A); and
• Review 3 - A review of North
Sydney draft DCP provisions
against WSUD best practice
criteria developed in Stage 2
(Appendix C).
The results of these reviews are
discussed below and subsequent
recommendations are presented.
There is little scope for Council
to control water efficiency in
residential development and the
residential component of mixed use
development due to restrictions
imposed via SEPP (Building
Sustainability Index: BASIX) 2004. The
review of DCP provisions relating to
dwellings against BASIX (Appendix
C) shows that, despite some minor
amendments to clarify applicability
and ensure consistency, all existing
provisions related directly or indirectly
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to WSUD are of continuing relevance
for one or both of the following
reasons:
• They aim to ‘encourage’ the
adoption of measures beyond
those required by BASIX without
requiring them or aim to provide
guidance which will assist in the
achievement of BASIX targets; or
• They apply to alterations and
additions valued at less than
$50,000, which are not covered by
BASIX.
Appendix A lists policies from other
Australian jurisdictions, some of which
aim to be leaders in environmental
sustainability. The policies relate
to WSUD in both residential and
non-residential developments; are
contained in planning documents
and are enforced through the
development assessment and
approval process.
These provisions were compared with
North Sydney DDCP2012 provisions
in order to ensure that North Sydney
DDCP2012 includes:
• Commensurate provisions to DCPs
in other jurisdictions;
• Provisions that are written as
clearly and concisely as similar
provisions from other jurisdictions;
and
• Provisions that apply to the same
use and size of development
as similar provisions in other
jurisdictions.
This process allowed for the
identification of opportunities to
improve the clarity of individual
provisions and ensure appropriate

applicability of individual provisions.
To this end, many of the subsequent
recommendations seek to improve
the wording of individual provisions
or change the location of individual
provisions within the document.
Draft DCP2012 provisions were also
assessed against the best practice
criteria identified during Stage 2 of
this project (Appendix C). On the
whole, DDCP2012 did not perform
well against the following criteria:
• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact of
the development;
• Set ambitious, although not
unreasonable, performance
criteria where appropriate; and
• Incorporate provisions that are
clear and easy to understand.
The resultant recommendations aim
to ensure that the breadth, clarity
and robustness of WSUD regulation
via draft DCP2012 are commensurate
with WSUD regulation in other
Australian jurisdictions.
WSUD management practices are
generally grouped into generic
assemblages, these being:
• Water supply:
o Demand reduction;
o Potable water substitution;
o Reuse and recycling.
• Water quality:
o Reduce pollutant loads.
• Water quantity:
o Duration;
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o Peak flows;
o Volume;
o Frequency.
In many cases, there are synergies
between controls within these
groupings e.g. potable water
substitution will also assist in
managing stormwater flow rate,
volume and pollutant loads which will
have positive impacts on the health
of our urban streams.
The majority of potable water
consumption in North Sydney LGA
is from the residential sector (73%)
followed by the commercial and retail
sectors (22%). For this reason, a large
proportion of the recommendations
focus on the treatment and reuse
of stormwater, which reduces
both potable water demand and
stormwater discharges.
It was found that further conservation
of potable water supplies could
be achieved within non-residential
development with water efficient
fittings and fixtures and rainwater
harvesting. The volume of water
saved by non-residential premises
also often results in reduced volumes
of discharge to sewer and therefore
reduced wastewater volume charges
in the case of larger customers,
and can also reduce trade waste
charges. New and redeveloped nonresidential sites have opportunities
for putting in place measures that
improve water use efficiency and
efficient use of water resources
(water, wastewater and stormwater).
Many recommendations therefore
aim to improve on-site detention
and water re-use in non-residential
developments.
The reviews found that sub-meters
are essential tools to achieve efficient
water use. Sub-meters can indicate
the volume of water used for specific

end uses such as cooling or irrigation.
The meters can be used to identify
leaks and inefficiencies to guide
maintenance. They also help sites
establish building management
targets, manage costs and monitor
improved efficiencies. Sub-meters
enable a comparison of water
consumption and sewer discharges
over time to monitor and reduce
water use and sewage discharge
costs. To this end, recommendations
include the installation of separate
meters on separate units of
occupancy in commercial buildings.
i.e. separate tenant areas within a
shopping centre. In addition, it is
recommended that separate meters
be installed for the make-up lines to
cooling towers, swimming pools, on
the water supply to outdoor irrigation
and other major uses.
The prevalence of regulation
in overseas jurisdictions that
seek to encourage the provision
of green roofs has prompted
a recommendation for a new
sub-section in the DCP dealing
with sustainable roofs. They
are encouraged through listing
objectives that roofs should achieve
while supplying access to technical
guidelines that deal with the
construction and maintenance of
green roofs. While green roofs are
not proposed to be mandatory,
applicants are asked to submit a
roof plan showing how all available
roof area is to be utilised in meeting
sustainability objectives.
The absence of robust performance
criteria is not considered to constitute
a major failing as many DCP
provisions merely seek to provide
guidance to applicants rather than
mandate particular outcomes.
However it is considered beneficial to
introduce performance criteria for on-
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site detention, as well as stormwater
discharge and stormwater quality,
especially for larger developments. It
should be noted that these criteria are
a surrogate for achieving improved
ecosystem health of waterways,
however this is not as easily assessed
or measured, so water quality targets
are specified that, if complied with,
may assist in maintaining and/or
improving ecosystem health.
Performance targets regarding
Stormwater quality and quantity,
such as those in force in jurisdictions
such as the City of Sydney and
Parramatta Council, are ideally
based on catchment and land use
specific stormwater studies. Such
studies need to be undertaken in the
North Sydney context prior to such
provisions coming into force. It is
recommended that these studies be
undertaken as part of a Council-wide
stormwater strategy.
Many existing provisions are
proposed to be strengthened
to further integrate stormwater
treatment into the landscape
protecting water quality and natural
systems. Over time, these changes
will ensure the water cycle of the
built environment mimics the
natural water cycle with associated
benefits for receiving waters. The
changes will also minimise Council’s
projected stormwater infrastructure
costs contributing to the long term
sustainability of infrastructure and
assets.
There are often physical constraints
on the use of many of the water
management practices particularly
the effluent reuse, greywater
and stormwater controls (e.g.
catchment area, soils, slopes, depth
to groundwater etc). These are
important considerations in the
development assessment process.
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The revised DCP provisions therefore
generally seek to guide option
selection and evaluation rather than
mandating particular outcomes.
While many recommendations seek
to improve wording or location of
provisions within the document to
ensure clarity or applicability to all
appropriate development, a common
finding was that other Australian
jurisdictions make better use of
thresholds and are therefore better
able to target regulation according to
the likely impact of the development.
The review of draft DCP2012
provisions (Appendix C) found that
there is little application of thresholds
according to use, size or cost. It
appears that all provisions apply to
all development unless expressly
stated in the wording of individual
objectives or provisions. This lack
of structure means that, while a
broad range of mechanisms may be
included in the draft DCP, it is difficult
to see how they are to be applied in a
manner commensurate with the scale
and likely impact of the development.
This may result in some provisions
being overlooked by developers and
assessment officers.
To further improve the clarity of
WSUD provisions, it is recommended
that thresholds be introduced for all
non-residential development types
at the beginning of the Efficient Use
of Resources sub-sections in Sections
2 and 3 (see Table A). This will
ensure that the provisions applying
to particular types and sizes of
development are understood by both
applicants and assessment officers. It
will ensure that no provisions can be
merely overlooked due the number
of provisions that may apply.
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It is particularly important when
setting thresholds for submission
requirements and performance
targets that a simple and easily
understood system is adopted that
is not overly complex. An overly
complex system will merely result
in the provisions being ignored
or not properly implemented. For
this reason, a simple range of size
thresholds for all non-residential
development is recommended.

Size is considered the most
appropriate criteria for thresholds for
a number of reasons including:
• There is often a direct correlation
between potable water demand,
stormwater discharges and the
size of a development;
• Development size is an easily
understood concept unlikely to
be varied by applicants so as to
fit into a desired development
assessment category;
• Construction costs can vary
greatly during the life of a
comprehensive DCP and bear
little relation to the energy
requirements of the development.
It is therefore proposed that,
consistent with best practice,
planning provisions be applied in
such a way that is commensurate with
the scale, and by correlation, the likely
impact of development (see Figure 3).
Large developments will be expected
to go through a more rigorous
assessment process than small
developments. The 2000m² threshold
for non-residential development is
based on the threshold for mandatory
disclosure of NABERS Energy ratings.
The 5000m² threshold is based on the
existing draft DCP threshold for Green
Star ratings and the assumption that
developments of this size can be
considered significant development.
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Threshold/size

A WSUD report from a suitably qualified consultant.

Compliance with / consideration of (as relevant)
every DCP provision within Efficient Use of Resources
sub-section, particularly on-site detention capacity
requirements, discharge rates and quality of discharge
requirements and demonstration that WSUD has been
incorporated to the maximum extent practicable.

A WSUD report from a suitably qualified consultant.

>5000m²

Compliance with / consideration of (as relevant) every
DCP provision within Efficient Use of Resources subsection.

An Efficient Use of Resources Commitment Table (to be
completed by the applicant); AND

2000m²-5000m²

Compliance with / consideration of (as relevant)
every DCP provision within Efficient Use of Resources
sub-section, particularly on-site detention capacity
requirements, discharge rates and quality of discharge
requirements and demonstration that WSUD has been
incorporated to the maximum extent practicable.

Compliance with / consideration of (as relevant) every
DCP provision within Efficient Use of Resources subsections.

An Efficient Use of Resources Commitment Table (to be
completed by the applicant).

<200m²-2000m²

The development must comply with the relevant
performance targets as if it were a new development.

Compliance with / consideration of (as relevant) every
DCP provision within Efficient Use of Resources subsections.

Proposed performance target

The development must comply with the relevant
submission requirements as if it were a new
development.

An Efficient Use of Resources Commitment Table (to be
completed by the applicant).

Proposed submission requirement

Alterations affecting more
than half the original
building or tenancy
(measured over the roof
and the outer walls)

All non-residential Alterations affecting less
than half the original
building or tenancy
(measured over the roof
and the outer walls)

Use

Table A
Recommendations - Non-residential thresholds, submission requirements and performance targets
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Use
Evidence that the building design has been awarded a
- The Commitment Agreement must be for a 4.5 star
NABERS rating for the base building, whole building, or
Green Star rating OR if evidence of a Green Star rating
being awarded is not available at DA stage, an WSUD
tenancies as appropriate.
report from a suitably qualified consultant that sets
- The base building, or the whole building where there
out proposed WSUD measures and demonstrates a
is to be one tenant to occupy the whole building must
commitment to achieve the required Green Star rating
achieve a 5 star Green Star rating.
OR if a Green Star rating tool is not available for the
- If a WSUD report is required it must demonstrate that a
particular type of non-residential development proposed,
very high level of WSUD will be achieved and that the
an Efficient Use of Resources Commitment Table (to be
development will achieve a 5 star Green Star rating.
completed by consultant).
- If an Efficient Use of Resources Commitment Table is
required it must be completed by an appropriately
qualified consultant and demonstrate compliance with
/ consideration of (as relevant) every DCP provision
within the Efficient Use of Resources sub-section.

>5000m²

Proposed performance target

Proposed submission requirement

Threshold/size

Table A
Recommendations - Non-residential thresholds, submission requirements and performance targets
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DDCP2010 commitment
table

WSUD report from suitably
qualified consultant

Page 124

33

5 star Green Star rating
(or agreed equivalent)

Figure 3 – Thresholds: Use of assessment mechanisms that is commensurate with the scale and likely impact of the
development
The lodgement of an Efficient Use
of Resources Commitment Table
for development less than 5000m²
in size will ensure that the overall
sustainability of the development
is considered by the applicant
and all relevant DCP provisions
are considered or complied with
as relevant. WSUD is only one
consideration within the Efficiency
Use of Resources DCP section.
Further, it is recommended that
the Efficient Use of Resources
Commitment Table be included
within assessment reports. This
will allow for audits of individual
provisions to be undertaken more
easily.
Once proposed developments
are over 2000m² in size it is not
considered unreasonable for them
to achieve more onerous submission
and performance requirements.
Therefore a WSUD report from a
suitably qualified consultant is also
required for development greater
than 2000m².

It is common practice for detailed
information regarding water
management to be absent from
information lodged at DA stage.
Assessment officers often manage
this through the use of a condition of
consent requiring stormwater plans
to be submitted prior to the issue of
a construction certificate. However, as
noted in Stage 1, it is not uncommon
for private certifiers to issue a
construction certificate without
paying full attention to conditions
of consent. Given that Council has
little control over the actions of
private certifiers, detailed information
should be required at DA stage if
Council is to be satisfied regarding
proposed stormwater management.
However requiring all DAs, especially
for smaller development, to include
such information is unrealistic. For this
reason, it is recommended that it is
only once a proposed development
has a gross floor area greater than
2000m² that a requirement is

triggered for all stormwater discharge
and quality provisions to be the focus
of a report prepared by a suitably
qualified consultant. Developments
with a gross floor area less than
2000m² will still be required to
consider and comply with all other
water conservation and stormwater
management provisions.
Once proposed developments are
over 5000m² in size the requirement
to submit an Efficient Use of
Resources Commitment Table is
replaced with a requirement for
evidence that the building design
has been awarded a 5 star Green Star
rating. As with the Efficient Use of
Resources Commitment Table, WSUD
is only one consideration within the
Green Star rating tool. The difference
is that the Green Star tool sets more
onerous submission requirements
and performance targets.
The use of the Green Star rating
scheme is consistent with an
increasing trend internationally

ESD Best Practice Project – WATER

WATER
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towards linking planning
requirements to industry accepted
building rating tools (see Appendix B).
The proposed structured use of
thresholds as well as the identification
of ‘agreed equivalents’ means that the
concerns raised in Stage 1 regarding
the use of third party rating tools
can be appropriately managed. The
identified disjuncture between the
use of the Green Star rating tool and
the development assessment process
can be overcome through the use
of other equivalent information
that is available at the development
application stage.

consultant is considered appropriate
and does not represent unnecessary
duplication. Similarly the need for
developments over 5000m² in size to
consider WSUD via both the WSUD
consultant report and Green Star is
considered appropriate as each rating
tool has different WSUD criteria and
different weightings.
The recommendations contained
in this report, if implemented, will
result in an improved approach
to the regulation of WSUD in new
development in North Sydney. This
will be achieved because the WSUD
provisions in draft DCP 2010 will:

If evidence of a Green Star rating
being awarded is not available at
DA stage a WSUD Report from a
suitably qualified consultant that
sets out proposed water efficiency
and stormwater treatment measures,
and demonstrates a commitment to
achieve the required Green Star rating
would be required. Or, if a Green
Star rating tool is not available for
the particular type of non-residential
development proposed, an Efficient
Use of Resources Commitment Table
completed by a qualified consultant
would be required.

• Encourage a high level of
management of water use
involving the appropriate use
of all available water sources on
the basis that the water is fit for
purpose;

The concern regarding Green Star
and the potential duplication of other
DCP provisions becomes redundant
as once proposed developments are
over 5000m² in size the requirement
to submit an Efficient Use of
Resources Commitment Table is
replaced with a requirement for
evidence that the building design
has been awarded a 5 star Green Star
rating (or agreed equivalent). The
need for developments between
2000m² and 5000m² to address
WSUD via both an Efficient Use of
Resources Compliance Table and a
WSUD report from a suitably qualified

• Link to a clear strategic vision or
policy;

34

• Utilise a broad range of
mechanisms and apply them in
such a way that is commensurate
with the scale and likely impact of
the development;
• Set ambitious, although not
unreasonable, performance
criteria where appropriate;
• Be clear and easy to understand;

• Be generally accepted by the
development industry; and
• Fit within the development
assessment framework.
While the recommended changes to
the DCP represent an improvement
beyond current practice, this project
has found that best practice requires
a whole of Council stormwater policy
that feeds into the DCP ensuring
provisions are catchment specific and
supported by all appropriate Council
functions and Directorates.
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Unfortunately the review of DDCP
provisions against best practice
criteria identified the lack of a
coherent Council wide stormwater
management policy at North Sydney
Council. A Council wide approach
would allow for opportunities to be
explored including the payment of
a stormwater levy or subsidisation
of existing rates depending on the
WSUD initiatives provided on-site as
part of the development.

A Council wide policy should
therefore be commenced with
input from Council’s stormwater
and development engineers as
well as planners. The preparation of
catchment scale WSUD plans will
better inform and guide strategic
land use planning (i.e. structure
planning and master planning),
infrastructure planning, development
assessment decision making as well
as rates structures. By considering
environmental values and waterquality objectives in an integrated
Council-wide manner North Sydney
Council would be better placed
to support the application of
the design objectives relevant to
urban development, and allow the
assessment of the combined effects
of all catchment activities and land
uses on receiving waters.
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Recommendations
1.	That Council prepare an integrated Council-wide stormwater strategy, with the following objectives:
• To ensure stormwater flows mimic natural systems;
• To minimise local flooding and stormwater inundation;
• To minimise stormwater discharge to receiving waters; and
• To maximise stormwater quality.
Preparation of the strategy should involve:
• A review of Council’s existing stormwater policies;
• Catchment based stormwater modelling;
• Establishment of institutional priorities for WSUD that may result in deferred or cancelled upgrading of Council’s
stormwater infrastructure if improved on-site WSUD outcomes can be achieved;
• Investigation of possible amendments to North Sydney Development Control Plan potentially including but not
limited to:
o Minimum on-site storage capacities for different land uses and sizes;
o Minimum rainwater tank sizes for different land uses and sizes;
o Minimum standards for post-development water quality;
o Recycled water provisions;
o Minimum percentage of water use supplied through alternative means (not mains water);
o	Maximum discharge rates for different land uses and sizes and whether this can be used as a surrogate/
replacement for other WSUD requirements;
• Investigation of the feasibility of financial incentives for developments to incorporate WSUD on-site (development
bonuses, stormwater levies, rate reductions, etc);
• Investigation of the feasibility of, and possible funding for, WSUD grants for retrofitting existing developments;
• Investigation of the feasibility of, and possible funding for, improved WSUD initiatives on Council owned land;
• Investigation of redefined roles for, and relationships between, Council’s five Directorates so as to achieve
institutional WSUD best practice.
That preparation of the Council-wide stormwater strategy be included within the North Sydney Council Management
Plan and be appropriately resourced.
2.	That Council adopt the changes to draft DCP2012 as outlined in Table B:

Table B: Recommended changes to draft LEP 2009 and draft DCP 2010
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

1

Require assessment
reports to include
Efficient Use of Resources
Compliance Table

N/A

N/A

2

Restructure DCP
submission requirements
and rating tool thresholds
according to use and size

As per Table A.

Beginning of s.2.6 and
s.3.5 – Efficient Use of
Resources.

ESD Best Practice Project – WATER

WATER
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

3

Amend existing DCP
provision

Where the proposed development involves the
S.1.6.8; S.2.6.5 & S.3.5.5 –
installation of new:
Water conservation
a) shower roses;
b) taps for use over a basin, ablution trough, kitchen
sink or laundry tub;
c) flow restrictors;
d) toilets;
e) white goods, such as clothes washers or
dishwashers;
they must have the highest Water Efficiency Labelling
Scheme (WELS) star rating available at the time of
development.

4

Amend existing DCP
Section heading

Stormwater Management

5

Insert new DCP provision

S.18.2.2 – Stormwater
The stormwater drainage is designed to ensure
management existing downstream systems are not adversely
Requirements
affected. It should:
a) ‘fit’ as much as possible, within the hydrology of
the natural system;
b) emphasise stormwater detention, vegetated
overflow lines, sensitive location of discharge
points and quality of receiving waters;
c) minimise non-porous surfaces to reduce
stormwater run-off;
d) store water for re-use (such as in rainwater tanks);
e) retain existing trees;
f) excludes land needed for natural or modified
drainage, floodplains, remnant vegetation,
environmental values; and
g) stormwater drains are designed to accept
rainwater only excluding other pollutants from
the City’s waterways.
On-site detention, preferably on unpaved or grass
surfaces, is used to trap and remove contaminants
from stormwater and increase infiltration into the
ground. Where technically possible, on-site gravel filled
retention pits are incorporated.

6

Amend heading of DCP
subsection

Stormwater management

7

Amend and relocate
existing DCP provision

Rainwater tanks should be installed for all residential
S.1.6.8 – Stormwater
developments, including major alterations and additions, management
and be plumbed to appropriate end uses, including toilet
flushing, water features, car washing and garden irrigation,
to ensure sufficient use of tank water so that capacity
exists to accommodate rainwater from storm events.

S.18 – Stormwater
Management

S.1.6.8; S.2.6.7; S.3.5.7
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Table B: Recommended changes to draft LEP 2009 and draft DCP 2010
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

8

Amend and relocate
existing DCP provision

Rainwater tanks should be installed for all
developments, including major alterations and
additions and mixed-use developments. Rainwater
tanks should be plumbed to appropriate end uses,
including toilet flushing, water features, car washing
and garden irrigation, to ensure sufficient use of
tank water so that capacity exists to accommodate
rainwater from storm events.

From S.2.6.5(P3) &
S.3.5.5(P3) – Water
conservation; To S.2.6.7
& S.3.5.7 – Stormwater
management

9

Amend and relocate
existing DCP provision

Rainwater tanks should be installed for all residential
developments, including major alterations and
additions, and be plumbed to appropriate end uses,
including toilet flushing, water features, car washing
and garden irrigation, to ensure sufficient use of
tank water so that capacity exists to accommodate
rainwater from storm events

From S.2.6.5(P3) – Water
conservation; To S.1.6.8 –
Stormwater management

10

Delete existing DCP
objective

To minimise stormwater runoff.

S.2.6.5, 3.5.5 – Water
conservation

11

Insert new DCP provision

Separate meters are to be installed on separate units
of occupancy in non-residential BCA class 5, 6 and 7
buildings.

S.2.6.5 & S.3.5.5 – Water
conservation

12

Insert new DCP provision

Separate meters are to be installed for the make-up
lines to cooling towers, swimming pools, on the water
supply to outdoor irrigation, and other significant end
uses.

S.2.6.5 & S.3.5.5 – Water
conservation

13

Insert new DCP provision

Where cooling towers are used they are:
S.2.6.5 & S.3.5.5 – Water
conservation
a) to employ alternative water sources where
practical; or
b) to include a water meter connected to a building
energy and water metering system to monitor
water usage; and
c) to be connected to a recirculating cooling water
loop; and
d) discouraged where they are a single pass cooling
systems; and
e) to be connected to a conductivity meter to
ensure optimum circulation before discharge.

14

Relocate existing DCP
provision

Install a pool cover where the proposed development
includes an external swimming pool.

From S.2.6.7 & S.3.5.7 –
Stormwater management;
To S.1.6.8; S.2.6.5 & S.3.5.5
– Water conservation

15

Insert new DCP objective

To minimise off-site localised flooding or stormwater
inundation.

S.2.6.7 – Stormwater
management

ESD Best Practice Project – WATER

WATER
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

16

Insert new DCP provision

All developments with a gross floor area greater
than 2000m² are to undertake a stormwater quality
assessment to demonstrate that the development
will achieve the post-development pollutant load
standards indicated below:
a)	Litter and vegetation larger than 5mm: 90%
reduction on the Baseline Annual Pollutant Load;
b)	Total Suspended Solids: 85% reduction on the
Baseline Annual Pollutant Load;
c)	Total Phosphorous: 65% reduction on the
Baseline Annual Pollutant Load;
d)	Total Nitrogen: 45% reduction on the Baseline
Annual Pollutant Load.

S.1.6.9, S.2.6.7 & S.3.5.7 –
Stormwater management

17

Insert new DCP provision

As a minimum, post-development stormwater
discharge rates should be less than pre-development
stormwater discharge rates.

S.1.6.9, S.2.6.7 & S.3.5.7 –
Stormwater management

18

Insert new DCP provision

As a minimum, post-development stormwater quality
should be improved from pre-development levels.

S.1.6.9, S.2.6.7 & S.3.5.7 –
Stormwater management

19

Insert new DCP objective

To mimic pre-development or natural drainage
systems through the incorporation of WSUD on-site.

S.1.6.9, S.2.6.7 & S.3.5.7 –
Stormwater management

20

Insert new DCP objective

To protect watersheds by minimising stormwater
discharge and maximising stormwater quality.

S.1.6.9, S.2.6.7 & S.3.5.7 –
Stormwater management

21

Amend existing DCP
provision

An Erosion and Sediment Control Plan for the
construction of the building is required in accordance
with Part B: Section 17 - Erosion and Sedimentation
Control.

S.1.6.9 – Stormwater
management

22

Insert new DCP provision

A Stormwater Drainage Plan is required demonstrating S.1.6.9, S.2.6.7 & S.3.5.7 –
compliance with this subsection as well as Section 18 – Stormwater management
Stormwater Drainage.

23

Insert new DCP provision

In addition to a Stormwater Drainage Plan, residential
developments with a gross floor area greater than
2000m² must also submit a Water Sensitive Urban
Design report from a suitably qualified consultant
demonstrating that WSUD has been incorporated to
the maximum extent practicable and that stormwater
discharge will be reduced to the maximum extent
practicable.

S.1.6.9 – Stormwater
management
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Table B: Recommended changes to draft LEP 2009 and draft DCP 2010
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

24

Insert new DCP provision

In addition to a Stormwater Drainage Plan, commercial, S.2.6.7 & S.3.5.7 –
industrial and mixed-use developments with a gross
Stormwater management
floor area greater than 2000m² must submit a Water
Sensitive Urban Design report from a suitably qualified
consultant demonstrating that WSUD has been
incorporated to the maximum extent practicable
and that stormwater discharge will be reduced to the
maximum extent practicable.

25

Insert new DCP provision

Demonstrate how run-off from the site will be
minimised and the quality of water leaving the site will
be improved.

S.1.6.9 – Stormwater
management

26

Insert new DCP provision

Rainwater tanks or other alternative water sources
including recycled water systems are to be installed to
minimise the use of potable water and maximise the
use of alternative water sources.

S.2.6.5(P3); S.3.5.5(P3)
– Water conservation –
Commercial

27

Insert new DCP provision

Recycled water (serviced by dual reticulation) should
be utilised for permitted non-potable uses such as
toilet flushing, laundry, irrigation, car washing, fire
fighting, industrial processes and cooling towers.

S.2.6.5(P3); S.3.5.5(P3) –
Water conservation

28

Amend existing DCP
provision

All stormwater run-off should be detained on-site
before draining to Council’s stormwater system.

S.1.5.12 – Tennis courts

29

Amend existing DCP
objective

To minimise the use of potable water.

S.2.6.5 & S.3.5.5 – Water
conservation

30

Amend existing DCP
provision

A BASIX Certificate is required to be submitted with
all residential development types nominated under
SEPP (Building Sustainability Index: BASIX) 2004. All
subsequent water conservation provisions only apply
to residential developments that do not require a
BASIX certificate.

S.1.6.8 – Water conservation

31

Amend existing DCP
provision

S.1.6.9 – Stormwater
Grade land around structures to divert surface water
clear of existing and proposed structures and adjoining management
premises.

32

Amend existing DCP
objective

To ensure that developments minimise their use of
non-renewable energy resources.

S.2.6.1 & S.3.5.1 - Energy
efficiency

33

Amend existing DCP
objective

To encourage the reuse of grey water, rainwater and
stormwater.

S.2.6.5 & S.3.5.5 – Water
conservation

34

Insert new DCP provision.

Impervious surfaces should be minimised.

S.1.6.9, S.2.6.7 & S.3.5.7 –
Stormwater management

35

Relocate existing DCP
provision

Ensure paved areas are at least 50% pervious.

Relocate from S.2.6.5
& S.3.5.5 – Water
conservation to S.1.6.8,
S.2.6.7 & S.3.5.7 –
Stormwater management

ESD Best Practice Project – WATER
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

36

Amend existing provision

Use endemic plants (as listed on Council’s website) and S.2.6.5 & S.3.5.5 – Water
xeriscape principles in landscaping.
conservation

37

Amend and relocate
existing DCP provision

On-site stormwater detention, including the use of
grass swales and detention basins, should be pursued
where practicable to minimise and filter stormwater
runoff.

Relocate from S.2.6.5 &
S.3.5.5 – Water conservation
to S.1.6.8, S.2.6.7 & S.3.5.7 –
Stormwater management

38

Delete existing DCP
provision

Collect and reuse rainwater in irrigation, car washing
and toilet flushing where practicable.

S.2.6.7 & S.3.5.7 –
Stormwater management

39

Delete existing DCP
provision

Water saving measures should be incorporated within
the building’s operation (such as low flow tap and
shower heads).

S.2.6.7 & S.3.5.7 –
Stormwater management

40

Delete existing DCP
provision

Water efficient fixtures and fittings must be used for
the conservation of water.

S.2.6.7 & S.3.5.7 –
Stormwater management

41

Delete existing DCP
provision

Landscaping should be used to assist in microclimate
management using endemic plants and xeriscape
principles.

S.2.6.7 & S.3.5.7 –
Stormwater management

42

Delete existing DCP
provision

Water consumption should be monitored and
reported to help understand water usage and prevent
its wastage.

S.2.6.7 & S.3.5.7 –
Stormwater management

43

Relocate existing DCP
provision

A reporting system should be developed to inform/
educate occupants about the buildings water
consumption.

Relocate from S.2.6.7
& S.3.5.7 – Stormwater
management to S.2.6.5
& S.3.5.5 – Water
conservation

44

Relocate existing DCP
provision

Incorporate car wash bays in mixed use developments
where there are more than 4 dwellings within the
development.

From S.2.6.7 – Stormwater
management to S.2.5.10 –
Site facilities.

45

Delete existing DCP
provision

Incorporate car wash bays in mixed use developments
where there are more than 4 dwellings within the
development.

S.3.5.7 – Stormwater
management

46

Amend existing DCP
provision

Water features utilising non-potable water should be
considered for inclusion within public spaces, building
entrances, foyers, facades and rooftops.

S.2.7.5 - Native vegetation
and water

47

Delete existing DCP
provision

Native species and planting methods which minimise
potable water consumption should be used wherever
practical.

S.2.7.5 - Native vegetation
and water

48

Amend existing DCP
provision

All stormwater run-off should be detained on-site
before draining to Council’s stormwater system.

S.15.6 – Wetland areas

49

Amend existing DCP
provision

Ensure the quality of stormwater flowing into wetlands S.15.6 – Wetland areas
is maintained or improved through the use of WSUD
on-site.

ATTACHMENT TO PDS01 - 13/05/13

Page 132

41

Table B: Recommended changes to draft LEP 2009 and draft DCP 2010
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

50

Delete existing DCP
provision

Connect downpipes to stormwater system as early as
possible.

S.17.2 – Erosion and
sediment controls Requirements

51

Amend existing DCP
provision

An Erosion/Sediment Control Plan may also be
S.17.4 - Erosion and
required to be submitted with the Development
Sediment Control Application for a development involving excavation
Procedures
or that is likely to pose a significant environmental risk.
The plan should include diagrams showing the erosion
and sediment control measures, their location and
type. A detailed Erosion/Sediment Control Plan may
also be required to obtain a construction certificate.

52

Delete existing DCP
provision

An Erosion and Sediment Control Plan is not required
for minor disturbance of level sites, for example minor
alterations and additions to dwellings.

S.17.4 - Erosion and
Sediment Control –
Procedures

53

Insert new DCP objective

To mimic pre-development or natural drainage
systems as much as is possible.

S.18.1.1 – Stormwater
Management - General
Objectives

54

Insert new DCP objective

S.18.2.2 – Stormwater
To reduce stormwater discharge and improve
stormwater quality through the incorporation of WSUD Management on-site.
Requirements

55

Insert new DCP provision

S.18.2.2 – Stormwater
A Stormwater Drainage Plan is required for all
Management developments and must demonstrate compliance
Requirements
with this section as well as the stormwater
management provisions contained in Section 1 –
Residential Development, Section 2 – Commercial and
Mixed Use Development or Section 3 – Non-residential
Development in Residential Zones, whichever applies
to the subject development.

56

Amend existing DCP
objective

To ensure that erosion and sediment impacts are
minimised during both the construction and postconstruction period and that drainage systems are
monitored and maintained.

S.18.3 – Stormwater
Management –
Maintenance and
Monitoring

57

Amend existing DCP
provision

A qualified Hydraulics engineer should prepare
Stormwater designs. Designs should incorporate
hydraulic grade line analysis and demonstrate that
WSUD has been incorporated to the maximum extent
practicable and that the capacity of the existing
downstream drainage system is sufficient to carry any
additional flow from a development.

S.18.4 - Stormwater
Management - Procedures

58

Amend existing DCP
provision

Developments minimise stormwater runoff, maintain
or improve stormwater quality and encourage
recycling where possible.

S. 2.1.1 - General Objectives

ESD Best Practice Project – WATER
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Table B: Recommended changes to draft LEP 2009 and draft DCP 2010
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

59

Insert new DCP provision

Developments minimise stormwater runoff, maintain
or improve stormwater quality and encourage
recycling where possible.

S.1.1.1 & S.3.1.1 – General
Objectives

60

Insert new DCP subsection.

Sustainable roofs

S.1.6.10; S.2.6.10; and
S.3.5.10

61

Insert new DCP objectives. Ob. To produce renewable energy;
Ob. To produce solar hot water;
Ob. To reduce internal heating and cooling
requirements;
Ob. To improve the aesthetics and amenity of the
urban environment;
Ob. To increase biodiversity;
Ob. To reduce stormwater flows;
Ob. To improve stormwater quality;
Ob. To improve air quality;
Ob. To reduce the urban heat island effect;
Ob. To improve the efficiency of photovoltaic cells;
Ob. To sequester carbon;
Ob. To improve the life-span of roof membranes;
Ob. To reduce noise pollution; and
Ob. To allow for food production where appropriate;
and
Ob. To provide accessible roof space.

S.1.6.10; S.2.6.10; and
S.3.5.10 - Sustainable roofs

62

Insert new DCP provision.

S.1.6.10; S.2.6.10; and
S.3.5.10 - Sustainable roofs

Pr. Development applications for buildings or parts of
buildings with generally flat roofs are to submit a roof
top plan demonstrating how the available roof space
contributes to the achievement of five or more of the
above objectives.
‘Available roof space’ excludes:
• Roof plant;
• Lift overruns.
‘Available roof space’ includes but is not limited to:
• roof top gardens, terraces and recreational
spaces.
Council encourages the provision of green roofs
(extensive, intensive or a hybrid or combination) to
achieve many of the above objectives.
The North Sydney Council Green Roof Resource
Manual should be consulted for technical guidance on
the design, construction and maintenance of green
roofs.

42
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A ppe n d i x A – R e v i ew of Wat er R el at ed Prov isi ons fro m Ot h er Aus t ra l ian Loca l Au t h or i t i es
aga i ns t N or t h S y dne y D raf t D CP Prov isi ons
Comparison of water use and stormwater provisions from other local authorities against North Sydney draft DCP2012 provisions is shown in the blue columns
Planning
authority
jurisdiction
City of
Canada Bay

Policy name

Control type Status

Dev’t type

Requirement

Part A - Stormwater
Drainage Controls
For Developments

Requirement

All

Single residential developments
- Site Storage Requirement shall be
200cum per ha
- Permissible Site Discharge shall be
180L/s per ha

In force

Source
document
Specification For
The Management
Of Stormwater
2009

Equivalent provision in draft DCP2012
No. Draft DCP does not contain numerical
specifications for the quantum of storage
requirements and discharge.

Commercial, industrial, mixed, dual
occupancy developments and residential
flat buildings
- Site Storage Requirement shall be
300cum per ha.
- Permissible Site Discharge (PSD) shall be
200L/s per ha.

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?
Yes. Provisions that guide the quantum of site
storage and discharge for different uses should
be prepared. This will require catchment based
stormwater modelling to be undertaken which can
then inform land use and location specific on-site
storage and discharge requirements. Discharge
requirement should be subject to a threshold
in acknowledgement that applicants for smaller
develooments will not be in a position to provide
such detailed analysis and information at DA stage.

City of
Canada Bay

Part A - Stormwater
Drainage Controls
For Developments

Requirement

In Force

All

On-site stormwater absorption (OSA)
systems may be permitted if easements
for stormwater disposal through adjoining
downstream properties cannot be
obtained and a soil assessment and
permeability test is provided from a
qualified Geotech Engineer

Specification For
The Management
Of Stormwater
2009

Draft DCP contains landscape design provisions that
encourage on-site infiltration (S.1.6.9; S.2.6.7; 3.5.7).
As individual lots in North Sydney often have steep
gradients and shallow soils, it is appropriate to leave
consideration of these design characteristics to
development application stage.

No.

City of Ryde

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

In Force

Alterations and
Additions to a
Dwelling

Any products installed as part of a
development or as a replacement that are
regulated for water efficiency under Water
Efficiency Labelling and Standards (WELS)
Scheme must obtain a Minimum WELS
rating of 4.5 stars.

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

Residential Flat
Buildings (RFBs)
including those
contained in
Mixed RFB/
Commercial
Developments
Residential
Conversion of
Former Industrial
Buildings

Any products installed as part of a
development or as a replacement that are
regulated for water efficiency under Water
Efficiency Labelling and Standards (WELS)
Scheme must obtain a Minimum WELS
rating of 4.5 stars.

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

City of Ryde

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

In Force

Rec.
No.
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Planning
authority
jurisdiction
City of Ryde

City of Ryde

City of Ryde

City of Ryde

46

Equivalent provision in draft DCP2012

Any products installed as part of a
development or as a replacement that are
regulated for water efficiency under Water
Efficiency Labelling and Standards (WELS)
Scheme must obtain a Minimum WELS
rating of 4.5 stars.

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

New and Major
Alterations to
Motels, Hotels,
Backpacker
Accommodation
and Boarding
Houses

Any products installed as part of a
development or as a replacement that are
regulated for water efficiency under Water
Efficiency Labelling and Standards (WELS)
Scheme must obtain a Minimum WELS
rating of 4.5 stars.

City of Ryde
Development
Control Plan 2010

All Other
Developments
(School, Hospital,
etc)

Any products installed as part of a
development or as a replacement that are
regulated for water efficiency under Water
Efficiency Labelling and Standards (WELS)
Scheme must obtain a Minimum WELS
rating of 4.5 stars.

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

Alterations and
Additions to a
Dwelling

Where new or replacement fittings are
required:
- shower heads shall be at least WELS 3
star rated
- dual flush toilets shall be at least WELS 4
star rated
- all taps ( other than bath outlets and
garden taps) shall be at least WELS 4 star
rated
- bathroom and kitchen taps shall be
fitted with aerators
- water closets shall have a dual flush
cistern

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

Control type Status

Dev’t type

Requirement

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

New Shops,
Industrial and
Commercial
Premises
(including those
Contained in
a Mixed-use
Development).

Part: 7.1 Energy
Smart, Water Wise

Part: 7.1 Energy
Smart, Water Wise

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

Mandated
Technology

Mandated
Technology

In Force

In Force

In Force

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Source
document

Policy name

In Force
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Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

Rec.
No.

3

3

3

3
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Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Source
document

Equivalent provision in draft DCP2012

Residential Flat
Where new or replacement fittings are
Buildings (RFBs)
required:
including those
- shower heads shall be at least WELS 3
contained in
star rated
Mixed RFB/
- dual flush toilets shall be at least WELS 4
Commercial
star rated
Developments
- all taps ( other than bath outlets and
Residential
garden taps) shall be at least WELS 4 star
Conversion of
rated
Former Industrial - bathroom and kitchen taps shall be
Buildings
fitted with aerators
- water closets shall have a dual flush
cistern.

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

3

In Force

New Shops,
Industrial and
Commercial
Premises
(including those
Contained in
a Mixed-use
Development).

Where new or replacement fittings are
required:
- shower heads shall be at least WELS 3
star rated
- dual flush toilets shall be at least WELS 4
star rated
- all taps ( other than bath outlets and
garden taps) shall be at least WELS 4 star
rated
- bathroom and kitchen taps shall be
fitted with aerators
- water closets shall have a dual flush
cistern

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

3

In Force

New and Major
Where new or replacement fittings are
Alterations to
required:
Motels, Hotels,
- shower heads shall be at least WELS 3
Backpacker
star rated
Accommodation - dual flush toilets shall be at least WELS 4
and Boarding
star rated
Houses
- all taps ( other than bath outlets and
garden taps) shall be at least WELS 4 star
rated
- bathroom and kitchen taps shall be
fitted with aerators
- water closets shall have a dual flush
cistern

City of Ryde
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

3

Policy name

Control type Status

Dev’t type

City of Ryde

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

In Force

City of Ryde

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

City of Ryde

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

Requirement

47

Rec.
No.
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Planning
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48

Requirement

Source
document

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Rec.
No.

Policy name

Control type Status

Dev’t type

City of Ryde

Part: 7.1 Energy
Smart, Water Wise

Mandated
Technology

In Force

All Other
Where new or replacement fittings are
City of Ryde
Developments
required:
Development
(School, Hospital, - shower heads shall be at least WELS 3 star Control Plan 2010
etc)
rated
- dual flush toilets shall be at least WELS 4
star rated
- all taps ( other than bath outlets and
garden taps) shall be at least WELS 4 star
rated
- bathroom and kitchen taps shall be fitted
with aerators
- water closets shall have a dual flush
cistern

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

3

City of Ryde

Part: 4.5 Macquarie
Park Corridor

Performance
Criteria

In Force

All commercial
development

Commercial development is required to
Ryde
achieve a 4 Star Green Star Certified Rating. Development
Additional floor space may be permitted
Control Plan 2010
within a development where the building
can demonstrate design excellence
and environmental sustainability. For
consideration of the additional floor space
a minimum 5 Green Star- Green Building
Council of Australia (GBCA) should be
provided.

Draft DCP2012 requires developments over
5000m² in size to demonstrate that it can achieve a
minimum 5 star Green Star rating. No incentivisation
is provided for higher ratings.

Yes. While floor space incentives may not be
appropriate in the North Sydney context given
the sensitive nature of uses surrounding the CBD,
submission requirements and rating tool thresholds
should be restructured according to use and size.
Use of rating tools should have a dedicated section
at the beginning of S2.6 and S3.5 – Efficient use of
Resources. All subsequent sections under 2.6 and
3.5 should include a statement that they only apply
to developments that are not subject to the rating
tool provisions.

1, 2

City of
Sydney

Part E: Environmental Guidance
Design Criteria

In Force

All development

Landscaping assists in microclimate
management and to maximise
landscaped areas available for on-site
infiltration of stormwater
- is designed to assist in stormwater
control by including permeable surfaces
to absorb water and minimise run-off.
- includes paving in driveways, walkways,
entries, outdoor patios and garbage
bin enclosures, letter boxes and clothes
lines. Such paving is:
- semi-porous or graded to maximise onsite infiltration of stormwater,
- in materials and colours which
complement the development,
- in non-slip finishes.

Yes

No

South Sydney
DCP 1997: Urban
Design

Equivalent provision in draft DCP2012
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Planning
authority
jurisdiction

Policy name

City of
Sydney

Part E: Environmental Guidance
Design Criteria

Control type Status
In Force

Source
document

Dev’t type

Requirement

All development

South Sydney
The stormwater drainage is designed to
DCP 1997: Urban
ensure existing downstream systems are
not adversely affected. It should:
Design
- ‘fit’ as much as possible, within the
hydrology of the natural system;
- emphasise stormwater detention,
vegetated overflow lines, sensitive
location of discharge points and quality
of receiving waters;
- minimise non-porous surfaces to reduce
stormwater run-off;
- store water for re-use (such as in
rainwater tanks);
- retain existing trees and;
- excludes land needed for natural or
modified drainage, floodplains, remnant
vegetation, environmental values;
- stormwater drains are designed to
accept rainwater only excluding other
pollutants from the City’s waterways.

Page 140

Equivalent provision in draft DCP2012

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Draft DCP contains similar provisions, particularly in
stormwater sections (S.1.6.9; S.2.6.7; S.3.5.7). However
Section 18 – Stormwater drainage does not include
provisions encouraging on-site retention, mimicry of
natural systems, retention of veg, etc.

Yes. This type of stormwater drainage design
guidance should be located in Section 18 –
Stormwater drainage in addition to the existing
guidance in the stormwater sub-sections in Sections
1, 2 & 3.

49

Rec.
No.
5

On-site detention, preferably on unpaved
or grass surfaces, is used to trap and
remove contaminants from stormwater
and increase infiltration into the ground.
Where technically possible, on-site gravel
filled retention pits are incorporated.
City of
Sydney

Part E: Environmental Incentive
Design Criteria

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

In Force

All development

A bonus floor space incentive of up
to 0.25:1 of the total site area, may be
applicable to sites requiring the provision
of:
- Stormwater amplification, integrated
water treatment facilities and largescale detention systems and other civil
infrastructure projects

South Sydney
DCP 1997: Urban
Design

No.

Most areas of North Sydney are fully developed
and as such the introduction of floor space
incentives may conflict with community
expectations regarding the scale and density of
their neighbourhoods. Further the number of large
sites that are capable of accommodating large scale
stormwater infrastructure is limited. Investigation
into appropriateness of this provision for particular
types and sizes of non-residential development is
required if such incentives are to be pursued.

Draft, likely
to come
into force

All
developments
not subject to
BASIX

All new fittings and fixtures for amenities
in all non-residential development, the
public domain, and public and private
parks are to be installed to the highest
Water Efficiency Labelling Scheme
(WELS) star rating available at the time of
development.

Sydney
Development
Control Plan 2010

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Provision similar to that contained in City of
Sydney Draft Development Control Plan 2010
S2.6 Water should be included in DDCP2010 to all
development not subject to BASIX

3
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Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Source
document

Equivalent provision in draft DCP2012

Rainwater tanks should be installed for all
non-residential developments, including
major alterations and additions, and
plumbed to appropriate end uses.

Sydney
Development
Control Plan 2010

The use of rainwater tanks for uses not requiring
potable water is implied in many provisions,
however it is not explicit.

Yes. Amend existing provisions to improve guidance
regarding use of rainwater.

Where a non-residential building, the
public domain, a public or private park
or a community facility is serviced by a
dual reticulation system for permitted
non-potable uses such as toilet flushing,
irrigation, car washing, fire fighting

Sydney
Development
Control Plan 2010

No.

Further investigation into appropriateness of this
provision for particular types and sizes of nonresidential development is required.

Sydney
Development
Control Plan 2010

Yes. S.2.6.5 & S.3.5.5 provide guidance regarding the
use of stormwater and greywater.

No.

Policy name

Control type Status

Dev’t type

Requirement

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

Rec.
No.
8

and certain industrial purposes, the
development is to provide connections for
the system.

50

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

Water used for irrigation of public and
private open space is to be drawn from
reclaimed water or harvested rainwater
sources. Possible sources include
harvested stormwater, and treated grey
water and wastewater.

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

Sydney
Separate meters are to be installed on
separate units of occupancy in commercial Development
Control Plan 2010
buildings over 5,000sqm gross floor area,
for example, separate tenant areas within a
shopping centre.

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

Separate meters are to be installed for
the make-up lines to cooling towers,
swimming pools, on the water supply to
outdoor irrigation, and other major uses.

Sydney
Development
Control Plan 2010

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

Where cooling towers are used they are:

Sydney
Development
Control Plan 2010

- to be connected to a recirculating
cooling water loop;
- discouraged where they are a single
pass cooling systems; and
- to be connected to a conductivity
meter so that the blow down or bleed
off system in a cooling tower can be
automated based on conductivity.
This ensures that the water is being
re-circulated an optimum number
of times before being discharged to
sewer.

No. DDCP does not contain any provisions requiring Yes. Insert provision to apply to non-residential
submetering.
development in the commercial and mixed-use
zones. Non-residential uses in the residential zones
are unlikely to meet a 5000m² threshold.

11

No. DDCP does not contain any provisions requiring Yes. Insert provision to apply to all non-residential
submetering.
development.

12

No.

A combination of provisions contained in Strathfield
Municipal Council Consolidated Development
Control Plan 2005 Part N and City of Sydney Draft
Development Control Plan 2010 S2.6 Water should
be included in the DDCP.

13
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Planning
authority
jurisdiction

Source
document

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Control type Status

Dev’t type

Requirement

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

Sites of:
Sydney
(a) 1,000sqm or more in the Fowler’s Creek Development
catchment area
Control Plan 2010
(b) 1,800sqm or more in other catchments.
Where filtration and bio-retention
devices are proposed, they are to
be designed to capture and provide
temporary storage for stormwater.

DDCP contains provisions that encourage
stormwater detention and infiltration on all sites.

The number of large sites in North Sydney that are
capable of accommodating large scale stormwater
infrastructure is limited. Regardless, the DDCP
encourages on-site detention for all sites.

City of
Sydney

Section 2 General
Provisions - Section
2.6 Water

Performance
Criteria

Draft, likely
to come
into force

All
developments
not subject to
BASIX

Sites of: (a) 1,000sqm or more in the
Fowler’s Creek catchment area

Sydney
Development
(b) 1,800sqm or more in other catchments. Control Plan 2010
Development of a site with a site area
greater than 1,000sqm is to undertake
a stormwater quality assessment to
demonstrate that the development
will achieve the post-development
pollutant load standards indicated
below:
-	Litter and vegetation larger than 5mm:
90% reduction on the Baseline Annual
Pollutant Load;
-	Total Suspended Solids: 85% reduction
on the Baseline Annual Pollutant Load;
-	Total Phosphorous: 65% reduction on
the Baseline Annual Pollutant Load;
-	Total Nitrogen: 45% reduction on the
Baseline Annual Pollutant Load

No. DDCP does not contain benchmarks for the
quality of water leaving a site.

Yes. Requirement for a stormwater quality
assessment, utilising the CoS benchmarks, should
be applied to large developments.

16

Further, a new objective is required regarding the
improvement of post-development water quality.

18

All development

Wollongong
This control is to be implemented by
Development
introducing small basins (OSD basins) on
Control Plan 2009
each developing site that serve to delay
and reduce peak runoff from the site
such that post-development discharges
do no exceed pre-development levels
anywhere in the catchment. Key to the
design of these basins are two parameters,
the permissible site discharge (PSD l/sec)
and the site storage requirement (SSR
m3). The PSD is the discharge limit for
runoff from a development site, and SSR
is the storage associated with this PSD,
required to ensure that there is no increase
in flood peak discharges anywhere in the
catchment, for all storm frequencies and
durations.

No.

Section E
Environmental
Controls - Chapter
E14: Stormwater
Management

Requirement

In Force

Yes. Provisions that guide the quantum of site
storage and discharge for different uses should
be prepared. This will require catchment based
stormwater modelling to be undertaken which can
then inform land use and location specific on-site
storage and discharge requirements. Discharge
requirement should be subject to a threshold
in acknowledgement that applicants for smaller
developments will not be in a position to provide
such detailed analysis and information at DA stage.

51

Rec.
No.

Policy name

City of
Wollongong

Equivalent provision in draft DCP2012
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Planning
authority
jurisdiction

Policy name

Control type Status

Dev’t type

Requirement

Source
document

Coffs
Harbour City
Council

Coffs Harbour Water
Sensitive Urban
Design Policy 2009

Requirement

In Force

All development

Limit the post-development peak 1
yr Average Recurrence Interval event
discharge to the receiving waterway to the
pre-development condition.

Coffs
Harbour City
Council

Coffs Harbour Water
Sensitive Urban
Design Policy 2009

Requirement

In Force

All development

Dungog
Council

Part C - Section 18 Water Efficiency and
Water Usage

Performance
Criteria

In Force

Ku-ring-gai
Council

Chapter 6 – Onsite Stormwater
Management

Performance
Criteria

Ku-ring-gai
Council

Chapter 6 – Onsite Stormwater
Management

Performance
Criteria
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Equivalent provision in draft DCP2012

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Coffs Harbour
Water Sensitive
Urban Design
Policy 2009

No. DDCP does not specifically require the postdevelopment discharge rate to be the same or less
than the pre-development discharge rate.

Yes. Insert new DCP objective so it is clear that
subsequent provisions regarding WSUD and OSD
seek to maintain or reduce stormwater discharge.

17

Capture and manage the first 10mm of
runoff from all impervious surfaces of the
proposed development.

Coffs Harbour
Water Sensitive
Urban Design
Policy 2009

No. DDCP does not specifically require the capture
of the initial runoff from impervious surfaces.

Yes. Insert new DCP objective so it is clear that
subsequent provisions regarding WSUD and OSD
seek to improve stormwater quality.

18

Commercial
buildings

Commercial buildings shall install
rainwater tanks that have a minimum
capacity of 1,000 litres for every 10m² in
ground floor area. The tank must have
sufficient capacity and be connected so
as to supplement water for the following
services on the site:
- toilet flushing
- laundry
- garden irrigation
- external washing (cars, paved area etc.)

Dungog
Development
Control Plan 2004

The use of rainwater tanks for uses not requiring
potable water is implied in many provisions,
however it is not explicit. Further no specification
regarding tank capacity is provided.

Yes. Amend existing provisions to improve
guidance regarding use of rainwater. Specification
of minimum tank capacity will require catchment
modelling. Rainwater tank provisions should be a
stormwater initiative.

8

In Force

Minor alterations
and additions
- any alteration
or addition to a
single detached
dwelling where
the net increase
in built upon
area is 100m2 or
less.

At least one rainwater tank shall be
established to capture all roof water from
the primary building(s) on the property.
Minimum tank volume must be 2000L or
as determined by BASIX when in force.

Water
Management
Development
Control Plan –
DCP 47

The use of rainwater tanks for uses not requiring
potable water is implied in many provisions,
however it is not explicit. Further no specification
regarding tank capacity is provided.

Yes. Amend existing provisions to improve
guidance regarding use of rainwater. Rainwater
tank provisions should be a stormwater initiative
and be located in the stormwater section. This will
ensure it does not conflict with BASIX. Specification
of minimum tank capacity will require catchment
modelling.

8,9,
26

In Force

Major alterations
and additions
- any alteration
or addition to a
single detached
dwelling where
the net increase
in built upon
area is 100m2 or
greater

At least one rainwater tank shall be
established to capture all roof water from
the primary building(s) on the property.
Minimum tank volume must be 3000L or
as determined by BASIX when in force.
Water to be used for garden irrigation only
or as determined by BASIX when in force.
Until such time as BASIX is in force for
alterations and additions, in addition to the
mandatory rainwater tank, the design of
the development shall include a proposal
for additional retention of a minimum
2000L

Water
Management
Development
Control Plan –
DCP 47

The use of rainwater tanks for uses not requiring
potable water is implied in many provisions,
however it is not explicit. Further no specification
regarding tank capacity is provided.

Yes. Amend existing provisions to improve
guidance regarding use of rainwater. Rainwater tank
provisions are a stormwater initiative and should be
located in the stormwater subsection. Specification
of minimum tank capacity will require catchment
modelling.

8,9,
26

Rec.
No.
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Planning
authority
jurisdiction
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Equivalent provision in draft DCP2012

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Water
Management
Development
Control Plan –
DCP 47

No.

No. This type of development is covered by BASIX.

At least one rainwater tank shall be
established to capture all roof water from
the primary building(s) on the property.
Minimum tank volume must be 1000L per
unit or 20m3, whichever is the greater, or
as determined by BASIX when in force.
Water must be used for all irrigation, toilet
flushing and laundry or as determined by
BASIX

Water
Management
Development
Control Plan –
DCP 47

No

No. This type of development is covered by BASIX.

At least one rainwater tank shall be
established to capture all roof water from
the primary building(s) on the property.
Minimum tank volume must be 1000L
per 100m2 floor space or as determined
by BASIX when in force. Water must be
plumbed to all toilets and for garden
irrigation, or as determined by BASIX when
in force

Water
Management
Development
Control Plan –
DCP 47

The use of rainwater tanks for uses not requiring
potable water is implied in many DDCP provisions,
however it is not explicit. Further no specification
regarding tank capacity is provided.

Yes. Amend existing provisions to improve
guidance regarding use of rainwater. Specification
of minimum tank capacity will require catchment
modelling. Rainwater tank provisions should be a
stormwater reduction initiative and do not conflict
with BASIX..

Policy name

Control type Status

Dev’t type

Requirement

Ku-ring-gai
Council

Chapter 6 – Onsite Stormwater
Management

Performance
Criteria

In Force

Dual
Occupancies two dwellings on
one allotment
(either attached
or detached),
where either one
or both of the
dwellings are
new.

At least one rainwater tank shall be
established to capture all roof water from
the primary building(s) on the property.
Minimum tank volume must be as
determined by BASIX for the new dwelling
plus 5000 litres of storage for the existing
dwelling to be retained.

Ku-ring-gai
Council

Chapter 6 – Onsite Stormwater
Management

Performance
Criteria

In Force

Multi Unit
Development
- any
development
involving
three or more
dwellings on
one allotment,
regardless of
the size of the
allotment and
regardless of
whether the
dwellings are
attached or
detached.
Includes SEPP
5 housing and
residential flat
buildings.

Ku-ring-gai
Council

Chapter 6 – Onsite Stormwater
Management

Performance
Criteria

In Force

Business,
commercial or
retail premises
- any building
to be used
for business,
commercial or
retail purposes,
including
professional
consulting
rooms
and mixed
developments

Source
document
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Rec.
No.
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ESD Best Practice Project – WATER
Planning
authority
jurisdiction

Policy name

Control type Status

Dev’t type

Requirement

Newcastle
City Council

Element 4.05 Water
Management

Performance
Criteria

In Force

All residential
development
where
impervious area
is created that
is not subject to
BASIX

A rain water tank with a minimum capacity Newcastle DCP
of 3,000 litres is required in order to reduce 2005
mains water demand and to assist in
minimising stormwater discharge from
the site. The tank water must be used
to supply all toilet cisterns and washing
machine taps. The water should also be
used for garden watering. Overflows must
be connected to other discharge controls.

The use of rainwater tanks for uses not requiring
potable water is implied in many provisions,
however it is not explicit. Further no specification
regarding tank capacity is provided.

Yes. Amend existing provisions to improve
guidance regarding use of rainwater. Rainwater
tank provisions relate to stormwater and should be
located accordingly. Specification of minimum tank
capacity will require catchment modelling..

8,9,
26

Newcastle
City Council

Element 4.05 Water
Management

Performance
Criteria

In Force

All development
where
impervious area
is created that
is not subject to
BASIX

Where plumbing fixtures and water
Newcastle DCP
2005
appliances are proposed to be installed,
such are to be of the following type:
- AAA (or better) water rated
showerheads;
-	Maximum 6-litre/3-litre dual flush toilet
cisterns where they are not supplied by
a roof water tank.
- Where washing appliances are
installed, they should be AAA (or
better) water rated where they are not
supplied by a roof water tank.
- Where installed, garden water hoses
should be fitted with trigger nozzles
in order to maximise the efficiency of
garden watering.
- Dishwashers AAA or better rated

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Ratings higher than 3.5 stars should be pursued.
To ‘future proof’ the DDCP, an amended provision
should require products with the highest available
WELS rating at the time of assessment are used.

3

Newcastle
City Council

Element 4.05 Water
Management

Performance
Criteria

In Force

All development
where
impervious area
is created that
is not subject to
BASIX

Onsite stormwater storage provision
dependant on size of sites with particular
impervious area coverage. This can be
achieved by intercepting and storing
12mm of rainfall from a minimum of 90%
of the impervious area of the site.

Newcastle DCP
2005

No. DDCP does not specifically require the capture
of the initial runoff from impervious surfaces.

Yes. Insert new DCP objective so it is clear that
subsequent provisions regarding WSUD and OSD
seek to improve stormwater quality. Principle of
greater storage for larger sites is supported but
overly specific controls such as those in Newcastle
DCP are difficult to implement.

18

Minimisation of impervious area should be an
expressly stated objective.

34

Where the proposed development covers
100% of the site area, the interception and
storage of 25mm of rainfall will achieve
the peak runoff requirement. The rainfall
depth storage can be linearly interpolated
between 12 and 25mm for sites between
50% and 100% of the impervious area of
the site.

54
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Source
document

Equivalent provision in draft DCP2012

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Rec.
No.
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Planning
authority
jurisdiction

Policy name

Control type Status

Dev’t type

Requirement

Parramatta
City Council

Part 3 Development
Principles

Requirement

All new nonresidential
development

WSUD principles are to be integrated into
the development through the design of
stormwater drainage, on-site detention
and landscaping and in the orientation of
the development rather than relying on
‘end of pipe’ treatment devices prior to
discharge.

Parramatta
Development
Control Plan 2011

Yes. S.2.6.7 & S.3.5.7 – Stormwater and water
management deal with WSUD.

The emphasis on managing stormwater ‘at
source’ or ‘on site’ instead of relying on ‘end of
pipe’ treatment should be evident in stormwater
objectives.

Operating practices and technology are to
be employed to prevent contamination of
stormwater

Parramatta
Development
Control Plan 2011

Yes. S.2.6.7 and S.3.5.7 – Stormwater and water
management require applicants to demonstrate
how the quality of water leaving the site will be
improved.

No.

Development is to be sited and built
to minimise disturbance of the natural
drainage system.

Parramatta
Development
Control Plan 2011

No.

Yes. Requirement for a stormwater quality
assessment, utilising the Parramatta benchmarks,
should be applied to large developments.

16

Further, a new objective is required regarding the
improvement of post-development water quality.

18,19

In Force

3.3.6 WSUD

Non-residential
alterations and
additions where
the increase in
the roofed and
/ or impervious
area* is equal to
or greater than
150m2
Parramatta
City Council

Part 3 Development
Principles

Requirement

In Force

3.3.6 WSUD

All new nonresidential
development

Source
document

Non-residential
alterations and
additions where
the increase in
the roofed and
/ or impervious
area* is equal to
or greater than
150m2
Parramatta
City Council

Part 3 Development
Principles
3.3.6 WSUD

Requirement

In Force

All new nonresidential
development
Non-residential
alterations and
additions where
the increase in
the roofed and
/ or impervious
area* is equal to
or greater than
150m2

Equivalent provision in draft DCP2012

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

A provision should be inserted to ensure impervious
areas are minimised.

55

Rec.
No.
19
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Planning
authority
jurisdiction

Policy name

Control type Status

Dev’t type

Requirement

Source
document

Parramatta
City Council

Part 3 Development
Principles

Requirement

All new nonresidential
development

Rainwater tanks or other alternative water
sources are to be installed to meet 80% of
toilet and laundry demands.

Parramatta
Development
Control Plan 2011

In Force

3.3.6 WSUD

Equivalent provision in draft DCP2012
No.

Non-residential
alterations and
additions where
the increase in
the roofed and
/ or impervious
area* is equal to
or greater than
150m2
Parramatta
City Council

Part 3 Development
Principles

Requirement

In Force

3.3.6 WSUD

All new nonresidential
development
Non-residential
alterations and
additions where
the increase in
the roofed and
/ or impervious
area* is equal to
or greater than
150m2

Parramatta
City Council

Part 3 Development
Principles
3.3.6 WSUD

Requirement

In Force

All new nonresidential
development
Non-residential
alterations and
additions where
the increase in
the roofed and
/ or impervious
area* is equal to
or greater than
150m2

56

Page 147

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?
Yes. Expressing a reduction in potable water usage
as a percentage holds little meaning at DA stage
especially for small DAs to which the provision will
apply. A new provision should seek to ‘maximise’
the use of alternative water sources.
Other uses of non-potable water should also be
included such as water features, toilet flushing,
laundry, irrigation, machinery and cooling towers.

Rec.
No.
26

8

Connection to recycled water (serviced
by dual reticulation) for permitted nonpotable uses such as toilet flushing,
laundry, irrigation, car washing, fire
fighting, industrial processes and cooling
towers

Parramatta
Development
Control Plan 2011

No.

Yes. Include provision regarding the use of recycled
water.

27

Cooling towers are to be connected to a
conductivity meter to ensure optimum
circulation; include a water meter
connected to a building energy and water
metering system to monitor water usage;
and to employ alternative water sources
where practical.

Parramatta
Development
Control Plan 2011

No.

Yes. A combination of provisions contained
in Strathfield Municipal Council Consolidated
Development Control Plan 2005 Part N and City of
Sydney Draft Development Control Plan 2010 S2.6
Water should be included in DDCP2012.

13
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Planning
authority
jurisdiction

Policy name

Control type Status

Dev’t type

Requirement

Parramatta
City Council

Part 3 Development
Principles

Requirement

All new nonresidential
development

Irrigation, water features and other
open space features are to be supplied
from alternative sources to meet 80% of
demand.

Parramatta
Development
Control Plan 2011

Where cooling towers are used they are:

Strathfield
Municipal Council
Consolidated
Development
Control Plan 2005

Strathfield
Municipal Council
Consolidated
Development
Control Plan 2005

In Force

3.3.6 WSUD

Non-residential
alterations and
additions where
the increase in
the roofed and
/ or impervious
area* is equal to
or greater than
150m2
Strathfield
Municipal
Council

Part N - Water
Sensitive Urban
Design

Requirement

In force

Guidance

All new
commercial,
retail, mixed use
and industrial
development
greater than
1,500m2 total
site area
New residential
villas, flats and
townhouses
greater than
2,000m2 total
site area.

Strathfield
Municipal
Council

Strathfield
Municipal
Council

Part N - Water
Sensitive Urban
Design

Part N - Water
Sensitive Urban
Design

Performance
Criteria

In Force

Submission
Requirement

Performance
Criteria

In Force

All new
commercial,
retail, mixed use
and industrial
development
greater than
1,500m2 total
site area

All new
commercial,
retail, mixed use
and industrial
development
greater than
1,500m2 total
site area

- to be connected to a conductivity
meter to ensure optimum circulation
before discharge.
- to include a water meter connected to
a building energy and water metering
system to monitor water usage.
- to employ alternative water sources for
cooling towers where practical

Water use within public open space
(for uses such as irrigation, pools, water
features etc.) should be supplied from
sources other than potable mains water to
meet 80% water use demand

Source
document

Equivalent provision in draft DCP2012
No.
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Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Dual reticulation is to be installed for toilet
flushing, laundry, irrigation and potentially
cooling towers in large redevelopment
areas

Strathfield
Municipal Council
Consolidated
Development
Control Plan 2005

Rec.
No.

Yes. Expressing a reduction in potable water
usage as a percentage holds little meaning at DA
stage. A new provision should seek to ‘maximise’
the use of alternative water sources. Other uses of
non-potable water should also be included such
as water features, toilet flushing, laundry, irrigation,
machinery and cooling towers.

26

No

Yes. A combination of provisions contained
in Strathfield Municipal Council Consolidated
Development Control Plan 2005 Part N and City of
Sydney Draft Development Control Plan 2010 S2.6
Water should be included in DDCP2012.

13

Similar provisions for non-potable water use for
irrigation and toilet flushing(S2.6.5, S3.5.5).
No use of thresholds.

Yes. Expressing a reduction in potable water usage
as a percentage holds little meaning at DA stage.
A new provision should seek to ‘maximise’ the use
of alternative water sources. Other uses of nonpotable water should also be included such as
water features, toilet flushing, laundry, irrigation,
machinery and cooling towers.

26

Threshold for large developments should be
introduced with more onerous submission
requirements.
No

Yes. A combination of provisions contained
in Strathfield Municipal Council Consolidated
Development Control Plan 2005 Part N and City of
Sydney Draft Development Control Plan 2010 S2.6
Water should be included in DDCP2012.

57
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Planning
authority
jurisdiction

Policy name

Control type Status

Dev’t type

Requirement

Strathfield
Municipal
Council

Part N - Water
Sensitive Urban
Design

Performance
Criteria

In Force

All new
commercial,
retail, mixed use
and industrial
development
greater than
1,500m2 total
site area

Stormwater quality requirements are:

Strathfield
Municipal
Council

Part C - Multiple-Unit Performance
Housing
Criteria

In Force

Multiple-Unit
Housing

Strathfield
Municipal
Council

Part C - Multiple-Unit Performance
Criteria
Housing

In Force

Multiple-Unit
Housing

Equivalent provision in draft DCP2012

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

Rec.
No.

Strathfield
Municipal Council
Consolidated
Development
Control Plan 2005

No

Yes – new provisions required to detail stormwater
quality improvement commensurate with the scale
and likely impact of the development.

16

Developments are required to be fitted
with appliances and plumbing hardware
which have a “AAA” Australian Standards
Water Conservation Rating and meet
the manual of Assessment Procedure for
Water Efficient Appliances SAA MP64-1995
which aim to reduce water consumption,
including those devices indicated below:
- Shower head which allows 9 litres flow
or less per minute
- Water tap which allows 9 litres flow or
less per minute
- Dual flush toilet with maximum 6/3
litre capacity dual flush cistern or
approved dual flush equivalent
-	Low water use dishwasher and
washing machine.

Strathfield
Municipal Council
Consolidated
Development
Control Plan 2005

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

Yes. Provision similar to that contained in City of
Sydney Draft Development Control Plan 2010
S2.6 Water should be included in DDCP2012 to all
development not subject to BASIX

3

A rainwater collection tank must be
included in all multiple unit housing
developments. The use of tank water for
outdoor purposes such as garden watering
should have the effect of ‘saving’ highergrade water. The size of the rainwater tank
will be based on the following calculation:

Strathfield
Municipal Council
Consolidated
Development
Control Plan 2005

Similar. DDCP 2012 requires all water fittings and
appliances to achieve as WELS rating of 3.5stars or
higher.

No. This provision duplicates BASIX.

- 90% reduction in the post
development mean annual load of
total gross pollutant (greater than 5
mm)
- 85% reduction in the post
development mean annual load of
Total Suspended Solids (TSS).
- 60% reduction in the post
development mean annual load of
Total Phosphorus (TP).
- 45% reduction in the post
development mean annual load of
Total Nitrogen (TN)

- First 10 dwellings – minimum 500 litres
per dwelling = 5000litres
- Each dwelling thereafter – additional
minimum 250 litres per dwelling

58

Source
document
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Planning
authority
jurisdiction
City of
Melbourne

Control type Status

Dev’t type

Requirement

Clause 22.23
Stormwater
Management (Water
Sensitive Urban
Design)

Requirement

New buildings

Ensure that developments comply with
Melbourne
the best practice performance objectives Planning Scheme
for suspended solids, total phosphorus
and total nitrogen, as set out in the Urban
Stormwater Best Practice Environmental
Management Guidelines, Victoria
Stormwater Committee 1999 as amended.
Currently, these water quality performance
objectives require:

In Force

Extensions
to existing
buildings which
are 50 square
metres in floor
area or greater.
A subdivision in
a business zone

Queensland
Government

Source
document

Policy name

Part 4 – Water meters Requirement
for new premises

In Force

Meterable
premises within
the following
classifications
under the
Building Code of
Australia
- the soleoccupancy
unit of a
class 5, 6, 7
building

Equivalent provision in draft DCP2012

Page 150

Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?

59

Rec.
No.

No.

Yes – new provisions required to detail stormwater
quality improvement commensurate with the scale
and likely impact of the development.

16

No.

Yes. Insert provision to apply to non-residential
development.

11

- Suspended Solids - 80% retention of
typical urban annual load
-	Total Nitrogen - 45% retention of
typical urban annual load
-	Total Phosphorus - 45% retention of
typical urban annual load
-	Litter - 70% reduction of typical urban
annual load
The water supply to a meterable premise
must be fitted with a device (water meter)
to measure the amount of water supplied
to the premises.

Queensland
Plumbing and
Wastewater Code

Each water supply to a meterable premise
is to be fitted with a water meter which
measures only the water supplied by that
water supply to that meterable premise.

Landcom

WSUD Policy 2009

Requirement

In Force

Non-residential
development

100% of commercial buildings must be
designed to achieve a 5 star NABERS
Rating.

WSUD Policy 2009 Draft DCP2012 requires an independent energy
assessment report for new commercial buildings,
refurbs, tenancies and fitouts demonstrating
potential for 4.5star NABERS rating (S2.6.1). However
no such provision applied to non-residential devt. in
res zones or for water

Yes. Restructure submission requirements and
rating tool thresholds according to use and size.
Use of rating tools should have a dedicated section
at the beginning of S2.6 and S3.5 – Efficient use of
Resources. All subsequent sections under 2.6 and
3.5 should include a statement that they only apply
to developments that are not subject to the rating
tool provisions.

2

Landcom

WSUD Policy 2009

Requirement

In Force

All development

100% of new developments are to
incorporate a dual water reticulation
system to supply non-potable water
to toilets gardens and laundry. Where
recycled water is available it must be
connected and utilised for these uses.

WSUD Policy 2009

Yes. Other uses of non-potable water should also
be included such as water features, toilet flushing,
laundry, irrigation and cooling towers.

27

No.
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ESD Best Practice Project – WATER
Planning
authority
jurisdiction

Policy name

Control type Status

Dev’t type

Requirement

Landcom

WSUD Policy 2009

Requirement

All sub-divisions

Pollution control - Using best practice
WSUD technologies achieve the following
pollution targets:

In Force

- 45% reduction in the mean annual load
of Total Nitrogen (Stretch Target 65%)
- 65% reduction in the mean annual load
of Total Phosphorus (Stretch Target
85%)
- 85% reduction in the mean annual
load of Total Suspended Solids (Stretch
Target 90%).

60

Source
document

Equivalent provision in draft DCP2012

WSUD Policy 2009

No.
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Is a change to draft DCP 2012 required to
achieve same effect as the identified provision
from other jurisdiction?
Yes – new provisions required to detail stormwater
quality improvement commensurate with the scale
and likely impact of the development.

Rec.
No.
16
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61

A ppe n d i x B – W SU D B es t Prac t i ce - In t ernat i ona l
Planning authority
jurisdiction

Policy name

Control type

Status

Requirement

Source document

Chicago, Illinios, USA

Chicago Green Homes Program

Guidance

In Force

Reduce site’s overall net imperviousness in order to reduce the rate
and quantity of stormwater runoff.

Chicago Green Homes Program

Chicago, Illinios, USA

Chicago Green Homes Program

Guidance

In Force

Remove 80% post-development total suspended solids from
stormwater runoff.

Chicago Green Homes Program

In Force

Install stormwater treatment systems such as Filtration Basins, Rain
Chicago Green Homes Program
Gardens, Vegetated Filter Strips, or Bioswales (grass swales) to reduce
and treat stormwater volumes leaving the site - the vegetated area
provided must receive runoff from adjacent impervious surfaces. This
includes use of parking lot islands

In Force

Use permeable materials for at least 40% of driveways, patios, and
walkways.

Chicago Green Homes Program

In Force

Provide a green roof on 10 - 50% of the total roof area (including
garage roofs).

Chicago Green Homes Program

Incentive

Incentive
Chicago, Illinios, USA

Chicago Green Homes Program

Guidance
Incentive

Chicago, Illinios, USA

Chicago Green Homes Program

Guidance
Incentive

Chicago, Illinios, USA

Chicago Green Homes Program

Guidance
Incentive

Chicago, Illinios, USA

HB1013

Performance Criteria

In Force

New buildings and major renovations of 10,000 sq ft or more must
achieve at minimum LEED Silver or equivalent certification. New
buildings and major renovations less than 10,000 sq ft must strive to
meet the highest standard of the LEED rating system or equivalent
but are not required to achieve certification.

Public Act 096-0073 (2009)

London, UK

Policy 5.11 Green Roofs And
Development Site Environs

Guidance

In Force

Incorporate living roofs and walls, where feasible to delivers as many
of the following objectives as possible:
- Accessible roof space
- Adapting and mitigating for climate change
- Sustainable urban drainage
- Enhancing biodiversity
-	Improved appearance
- improvements to appearance and resilience of the building
- growing food

London Plan (2011)

London, UK

Policy 5.10 Urban Greening

Guidance

In Force

Development proposals should integrate green infrastructure from
London Plan (2011)
the beginning of the design process to contribute to urban greening,
including the public realm. Elements that can contribute to this
include tree planting, green roofs and walls, and soft landscaping.

London, UK

Chapter 4 – Managing Flood
Risks

Guidance

In Force

The City of London Corporation should consider installing
sustainable drainage systems, green roofs or green walls on City of
London Corporation-owned car parks and buildings when they are
refurbished or replaced.

City of London Corporation - Climate
Adaptation Strategy (2007)

London, UK

Chapter 4 – Managing Flood
Risks

Guidance

In Force

The City of London Corporation should examine a range of
incentives to encourage sustainable drainage systems and green
roofs.

City of London Corporation - Climate
Adaptation Strategy (2007)

ESD Best Practice Project – WATER

WATER
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Planning authority
jurisdiction

Policy name

Control type

Status

Requirement

Source document

London, UK

Chapter 5 – Managing Water Use

Requirement

In Force

Water consumption is limited new dwellings and flats to 125 litres
per person per day using the 'Water Efficiency Calculator for New
Dwellings'. The calculator encourages the use of efficient fittings and
appliances and 'non-wholesome' water such as harvested rainwater
or reclaimed grey water for toilet flushing etc

City of London Corporation - Climate
Adaptation Strategy (2007)

London, UK

Policy CS15: Sustainable
Development and Climate
Change

Requirement

In Force

Requiring all redevelopment proposals to demonstrate the
highest feasible and viable sustainability standards in the design,
construction, operation and “end of life” phases of development.
Proposals for major development should aim to achieve a BREEAM
rating of “excellent” or “outstanding”.

City of London Corporation - Local
Development Framework Core Strategy

London, UK

Policy CS15: Sustainable
Development and Climate
Change

Performance Criteria

In Force

Residential development should aim to achieve a minimum standard
of Code for Sustainable Homes level 4, rising to level 6 by 2016 or in
line with government targets

City of London Corporation - Local
Development Framework Core Strategy
2011

London, UK

Policy CS15: Sustainable
Development and Climate
Change

Requirement

In Force

Requiring development to positively address water quality and flood City of London Corporation - Local
risk particularly in areas at risk of sewer flooding;
Development Framework Core Strategy
2011

London, UK

Policy CS18: Flood Risk

Requirement

In Force

Reducing the risks of flooding from surface water throughout the
City, ensuring that development proposals minimise water use and
reduce demands on the combined surface water and sewerage
network by applying the London Plan drainage hierarchy.

City of London Corporation - Local
Development Framework Core Strategy
2011

London, UK

Policy CS18: Flood Risk

Requirement

In Force

Reducing rainwater run-off, through the use of suitable Sustainable
Urban Drainage Systems (SUDS), such as green roofs and rainwater
attenuation measures, particularly in critical drainage areas.

City of London Corporation - Local
Development Framework Core Strategy
2011

London, UK

Policy CS17 Open Spaces and
Recreation

Requirement

In Force

City of London Corporation - Local
Seeking to maintain a ratio of at least 0.06 hectares of high quality,
publicly accessible open space per 1,000 weekday daytime
Development Framework Core Strategy
population:
2011
- creating additional civic spaces from underused highways and
other land where this would not conflict with other strategic
objectives;
- encouraging high quality green roofs, particularly those which are
publicly accessible.

New York, USA

Requirement
Chapter 31 House/Site
Connections to the Sewer System
- Standards for Release Rates

In Force

The Stormwater Release Rate must be no more than the greater
of 0.25 cfs (425L/min). Applies to developments with increased
impervious surfaces or building footprints on lots by more than 20%
of existing impervi¬ous surfaces.

Rules of the City of New York (1991)

New York, USA

Guidelines for the Design and
Construction of Stormwater

Guidance

In Force

Manage the first inch of runoff from 10% of the impervious surfaces
in combined sewer watersheds through source controls.

NYC Green Infrastructure Plan (2010)

Portland, Oregon, USA

ENB 4.16 - Clean River Incentive
and Discount Program

Incentive

In force

Stormwater discounts are limited to the on-site component of the
basic stormwater management charge. The on-site component is set
at 35% of the basic stormwater management charge for the first ten
fiscal years of the stormwater discount program. The City shall make
stormwater discounts available through June 30, 2017.

City of Portland
Sewer, Stormwater & Erosion Control
Policy (2006)
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Planning authority
jurisdiction

Policy name

Control type

Status

Requirement

Portland, Oregon, USA

ENB 4.19 - Green Streets Policy

Requirement

In force

Incorporate green street facilities into all City of Portland funded
City of Portland
development, redevelopment or enhancement projects. Any City
Sewer, Stormwater & Erosion Control
of Portland funded development, redevelopment or enhancement
Policy (2006)
project, that does not incorporate green street facilities but requires
a street opening permit or occurs in the right of way, shall pay into a
“% for Green Street: fund. The amount shall be 1% of the construction
costs for the project. Exceptions:
- Emergency maintenance and repair projects
- Repair and replacement of sidewalks and driveways
- Pedestrian and trail replacement
-	Tree planting
-	Utility pole installation
- Street Light poles
-	Traffic Signal poles
-	Traffic Control Signs
- Fire Hydrants
- Where this use of funds would violate contracted or legal
restrictions.

Portland, Oregon, USA

ENB 4.21 - Downspout
Disconnection Program

Requirement

In force

Downspout Disconnection Program provide incentives for property
owners in targeted neighbourhoods in combined sewer basins to
disconnect their downspouts from the combined sewer system and
to allow their roof water to drain to gardens and lawns.

63

Source document

City of Portland
Sewer, Stormwater & Erosion Control
Policy (2006)

The Downspout Disconnection Program has different approaches for
each distinctive geographic target area:
-	Voluntary disconnection
-	Mandatory disconnection
- “Aggressive” voluntary disconnection
The City of Portland does not intend to create any more mandatory
areas because of the success of voluntary approaches in meeting
current deadlines, but reserves the right to establish mandatory areas
if required by regulatory needs.
Portland, Oregon, USA

ENB 9.1 - Green Building Policy

Performance Criteria

In Force

Require that all City of Portland funded projects must meet the LEED
Silver certification;

City of Portland, Green Building Policy
(2005)

Portland, Oregon, USA

ENB 9.1 - Green Building Policy

Performance Criteria

In Force

All new, City of Portland owned facilities construction projects meet
LEED Gold certification, requiring at least:
- 75% of all construction and demolition waste is recycled; and
- 30% beyond City of Portland’s Stormwater Management Manual
baseline code requirements; and
- 30% water savings beyond the Energy Policy Act of 1992 baseline
code requirements; and
- 30% energy savings beyond baseline requirements

City of Portland, Green Building Policy
(2005)

Portland, Oregon, USA

ENB 9.1 - Green Building Policy

Performance Criteria

In Force

Require design and construction of all new City-owned facilities to
include an ecoroof with at least 70% coverage AND high reflectance,
Energy Star-rated roof material on any remaining non-ecoroof roof
surface area; OR, Energy Star-rated roof material when an integrated
ecoroof/Energy Star-rated roof is impractical.

City of Portland, Green Building Policy
(2005)

ESD Best Practice Project – WATER

WATER

ATTACHMENT TO PDS01 - 13/05/13

ESD Best Practice Project – WATER

64

Page 155

Planning authority
jurisdiction

Policy name

Control type

Status

Requirement

Source document

Portland, Oregon, USA

ENB 9.1 - Green Building Policy

Performance Criteria

In Force

Require that all tenant improvements to City-owned facilities are
LEED for Commercial Interiors Silver AND/OR G/Rated Tenant
Improvement Guide certified; and

City of Portland, Green Building Policy
(2005)

Portland, Oregon, USA

Chapter 1: Requirements and
Policies

Performance Criteria

In Force

70% removal of total suspended solids is required from 90 percent
of the average annual runoff. In watersheds that have established
total maximum daily loads or that are on City of Portland’s list of
impaired waters, stormwater management facilities must be capable
of reducing the pollutant(s) of concern.

Portland Stormwater Management
Manual, 2008

Seattle, Washington, USA

Chapter 23 - Green Factor

Requirement

In Force

Development standards for certain areas require landscaping that
meets a minimum Green Factor score. All required landscaping shall
meet standards to provide for the long-term health, viability, and
coverage of plantings. These standards may include, but are not
limited to, the type and size of plants, spacing of plants, depth and
quality of soil, use of drought-tolerant plants, and access to light and
air for plants.

Seattle Municipal Code (2010)

Seattle, Washington, USA

Chapter 22 – Stormwater
Minimum Requirements

Requirement

In Force

Must implement green stormwater infrastructure to infiltrate,
disperse, and retain drainage water onsite to the maximum extent
feasible without causing flooding, landslide, or erosion impacts

Seattle Municipal Code (2010)

Seattle, Washington, USA

Ordinance Number: 122054

Incentive

In Force

Height or density bonus to commercial or residential projects that
achieve at least LEED Silver certification and contribute to affordable
housing.

Council Bill Number: 115524

Toronto, Canada

Chapter 492 - Green Roof
Construction Standard

Requirement

In Force

The green roof coverage requirement is graduated, depending on
Toronto Municipal Code (2009)
the size of the building. The total roof area of the building or building
addition excluding:
- Areas designated for renewable energy devices;
- Private terraces no greater in area than the floor of the abutting
residential unit at the roof level; and
-	In the case of a residential building or a building addition to a
residential building, outdoor amenity space up to a maximum of
two square metres per dwelling unit contained in the residential
building or building addition to the residential building

Toronto, Canada

Chapter 492 - Green Roof
Construction Standard

Requirement

In Force

Cash in lieu of construction of a green roof.
Toronto Municipal Code (2009)
- Where less than the required green roof coverage than otherwise
would be required, the applicant shall make a payment of cash
in lieu of construction of a green roof for the reduced area based
on the average actual cost of construction of a green roof which
at the time of passing of this chapter shall be deemed to be
$200.00/m2.
- All of the funds collected as cash in lieu of construction of a green
roof shall be segregated and directed to the Eco-Roof Incentive
Program of the City for the provision of green roofs on existing
buildings.

Toronto, Canada

Eco-Roof Incentive Program

Incentive

In Force

Green roofs are eligible for a grant of $50 per square metre up to
$100,000 per project

Climate Change, Clean Air and
Sustainable Energy
Action Plan: Moving from Framework to
Action)
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65

A ppe n d i x C – N or t h S y dne y D D CP2012 A ssessm en t
The analysis of the planning documents from other jurisdictions has shown that ‘best practice’ approaches to the regulation of water use and stormwater generally do the following:
A. Encourage a high level of management of water use involving the appropriate use of all available water sources on the basis that the water is fit for purpose;
B Utilise a broad range of mechanisms and apply them in such a way that is commensurate with the scale and likely impact of the development;
C. Set ambitious, although not unreasonable, performance criteria where appropriate;
D. Incorporate provisions that are clear and easy to understand;
E. Link to a clear strategic vision or policy;
F. Incorporate provisions that are accepted by the development industry; and
G. Fit within development assessment framework.
Assessment of draft DCP 2012 provisions against the above best practice criteria is in the blue columns. Relevant objectives are included to aid clarity.
Water use and stormwater management

Draft DCP section

Objective/Provision

01

General Objectives (S.1.1.1, S.2.1.1, S.3.1.1)

Y

Ob. Development incorporates innovative sustainable design to reduce energy and water
consumption, and meets or exceeds sustainability requirements.

X

Ob. Developments minimise stormwater runoff, and encourage recycling where possible.

02

03

14

15

17

18

Res.
justification*

Best practice criteria
A

B

C

D

E

F

G

Comment

Rec.
No.

Objective
X

X

X

Objective
Objective

This objective should refer to stormwater quality and should also
apply to Section 1 and Section 3.

58, 59

Properties with a foreshore frontage (S.1.3.4, S.3.2.4)
Ob.	To promote a scale and form of development that enhances the scenic,
environmental and cultural qualities of the foreshore.

X

X

Objective

Pr.	Minimise disturbance of existing vegetation, surface and underground drainage to
minimise run-off into the water.

X

X

n/a

Ob.	To limit the building footprint so as to ensure adequate provision is made for
landscaped area.

X

X

Objective

Pr.	Maximum site coverage must be in accordance with Table B-1.5.
The following items are considered to constitute site coverage:
(a) buildings as defined by the EP&A Act;
(b) garages and carports;
(c) sheds;
(d) enclosed / covered decks, pergolas and the like;
(e) swimming pools, spa pools and the like.

X

X

n/a

Ob.	The specific objectives of the landscaped area controls are to:
(d) maximise retention and absorption of surface drainage water on site;
(e) minimise obstruction to the underground flow of water;
(f) promote substantial landscaping, including trees which will grow to a minimum
height of 15m;

X

X

Objective

Pr.

X

X

X

X

n/a n/a

?

Y

Y

Y

Y

n/a

Y

Y

Y

Y

Y

Y

n/a

n/a

Y

Y

?

Y

Y

Y

n/a

n/a n/a

?

Y

Y

Y

Y

General guidance however level of excavation permitted could be
quantified.

Site Coverage (S.1.5.5, S.3.4.4)

Landscape Area (S.1.5.6, S.3.4.5)

Provide minimum landscaped area and maximum un-built upon areas must be in
accordance with Table B-1.6.
Landscaped area is considered to comprise all parts of a site used for growing plants,
grasses and trees, but does not include any building, structure or hard paved area;

Pr.	Use pervious materials or stepping stones where pathways are incorporated within
side setbacks.

Remove the word ‘must’ to improve clarity.

Excavation (S.1.5.7, S.3.4.6)

ESD Best Practice Project – WATER

WATER
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Water use and stormwater management
Objective/Provision

Draft DCP section
01

02

03

14

15

17

18

Res.
justification*

Ob.	To minimise excavation and site disturbance so as to retain natural landforms, natural
rock faces, sandstone retaining walls and the like and to retain natural water runoff
patterns and underground water table and flow patterns.

X

X

Objective

Pr.

X

X

n/a

Ob.	Landscaping and planting satisfies minimum performance standards and is
sustainable and appropriate to the site.

X

X

Objective

Pr.

X

X

Alts and adds

Ob.	To maximise water infiltration on a site.

X

X

Objective

Pr.	The entire front setback must not be paved or concreted.

X

X

n/a

Development that includes excavation must not be carried out unless:
(c) the natural drainage patterns of the land and catchment will not be disrupted;
and
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Best practice criteria
A

B

C

D

E

F

G

n/a

Y

n/a

Y

Y

Y

Y

n/a n/a

Y

Y

Y

Y

n/a n/a n/a

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Comment

Rec.
No.

Landscaping (S.1.5.8, S3.4.7)

Developments should incorporate locally occurring native species to extend habitats
for fauna and reduce water and fertilizer requirements.

Y

Front gardens (S.1.5.9, S3.4.8)

Swimming pools and spas (S.1.5.11)
Ob.	To minimise the use of potable water supplies

X

Objective

Pr.

A water tank must be installed and be of sufficient capacity to ensure that the pool
can be topped up to the manufacturer’s recommended level without the need to
rely on potable water supplies. This requirement is over and above any additional
requirements associated with P3, P4 and P5 to subsection 1.6.9 of this DCP relating
to water conservation and water tanks. The tank must be fed by down pipes from a
minimum of 50m2 of roof area of the dwelling on the site. The size of the water tank
must be provided in accordance with that specified in Table B-1.7.

X

Alts and adds;
guidance

Pr.

A pool cover must be installed where a proposed development includes a swimming
pool or spa.

X

Y

Y

Y

n/a n/a n/a

Tennis courts (S.1.5.12)
Ob.	To minimise adverse affects on residents of adjoining properties.

X

Objective

?

Y

Y

Y

N

N

Pr.

X

n/a

n/a

N

N

Y

Y

Y

Ob.	To minimise the use of potable water.

X

Objective

Pr.

X

Guidance

All stormwater run-off must drain to Council’s stormwater system.

Y

Run-off, including from tennis courts, should, where practical, be
detained on-site before being discharged to Council’s stormwater
system.

28

Relocate applicable objective to ensure this provision is applied to
both res and non-res.

29

Note should be added to this provision stating that all subsequent
water conservation provisions only apply to developments not
subject to BASIX.

30

Water conservation (S.1.6.8)

66

A BASIX Certificate is required to be submitted with all residential development types
nominated under SEPP (Building Sustainability Index: BASIX) 2004.

Y

Y

Y

Y

Y

Y

Y

ATTACHMENT TO PDS01 - 13/05/13

Water use and stormwater management
Objective/Provision
Pr.

Pr.

Where the proposed development involves the installation of new water fittings and
white goods, they must have a WELS rating of 3.5 stars or higher.

Rainwater tanks are to be installed in accordance with the exempt development
requirements under SEPP (Exempt and Complying Development Codes) 2008.

Pr.	Install a stormwater tank where this will not affect amenity, views and other
requirements of this section of the DCP.

Draft DCP section
01

02

03

X

14

15

17

18

Res.
justification*
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Best practice criteria
A

B

C

D

E

F

G

Alts & adds

X

Guidance

X

Comment
The particular star rating of individual fittings and appliances
is information that is not generally available at development
application stage. A review of assessment reports suggests that this
provision is not being implemented. This is arguably correct given
that in most instances BASIX is relied upon. However, the provision
is still valuable in that it provides guidance to property owners in
reducing their water consumption, particularly those doing alts and
adds.
Performance standard needs to be more ambitious and future
proofed.
Thresholds need to be clarified so that it is clear what provisions
apply to what development category and what development size.

n/a

?

N

N

Y

Y

Y

No performance standard is provided. Thresholds and capacity
requirements should be prepared as part of the Integrated
Stormwater Strategy.

Guidance; Alts n/a
& adds

?

N

N

Y

Y

Y

Guidance only.

Stormwater retention (S.1.6.9)

Amend to stormwater ‘management’. Section deals with more than
just retention.

Ob.	To minimise off-site localised flooding or stormwater inundation.

X

Objective

Pr.	Use site contouring and landscaped areas to increase on-site infiltration of
stormwater.

X

n/a

n/a

N

N

Y

Y

Y

Pr.

Grade land around structures to divert surface water to the street and clear of
existing and proposed structures and adjoining premises.

X

n/a

n/a

N

N

Y

Y

Pr.

Provide and implement a soil and water management Site Work Plan which ensures
minimum soil erosion and maintenance of downstream water quality. The Site Work
Plan outlines practices to control runoff, mitigate soil erosion and trap pollutants
before these can reach down slope lands and receiving waters.

X

n/a

n/a

N

N

Y

Y

67

Rec.
No.
30

3
2

6

Additional objectives required to emphasise quality and quantity
issues regarding stormwater. This objective should also apply to
commercial and mixed use development.

17, 19,
18,
20

Y

Guidance regarding contouring is appropriate however storage
and discharge thresholds and quantitative performance standards
should be introduced to further encourage WSUD on-site. This will
require catchment based stormwater modelling to be undertaken
which can then inform land use and location specific on-site
storage and discharge requirements. Existing provision should also
apply to commercial and mixed-use development.

37, 23

Y

Y

Provision should be amended so that diversion of water to street is
deleted. On-site detention is preferred before discharge to street.

31

Y

Y

This provision should be replaced with a requirement to submit an
Erosion and Sediment Control Plan to ensure consistency with other
sections.

21

Remove reference to water consumption as is addressed in Water
Conservation sections (S2.6.5; S3.5.5)

32

Energy efficiency (S.2.6.1, S.3.5.1)
Ob.	To ensure that developments minimise their use of non-renewable energy resources
and water consumption

X

X

Objective

ESD Best Practice Project – WATER

water
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ESD Best Practice Project – WATER
Water use and stormwater management
Objective/Provision
Pr.

Developments involving the provision of more than 5,000m2 of office floor space
must demonstrate that the development can achieve a minimum 5 star rating under
the Green Building Council of Australia’s Green Star – Office rating tool. The rating
tool can be obtained from the Green Building Council of Australia’s website www.gbca.org.au

Draft DCP section
01

02

03

X

14

15

17

18
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Res.
justification*

Best practice criteria
A

B

C

D

E

F

G

n/a

Y

Y

Y

?

Y

Y

?

Comment
Green Star rating tools deal with many sustainability issues including
water. This provision should be relocated from the Energy Efficiency
Section to reflect Green Star’s broader applicability.

Rec.
No.
2

Green Star ratings are rarely obtained prior to DA approval as
developers are usually not prepared to spend the time and money
submitting an application for a Green Star rating unless consent
has been issued. While the commitment agreement associated
with NABERS aims to align the use of that rating tool with the
development assessment process, no such mechanism is available
under Green Star. Having said that, mandating ambitious ratings
under third party rating tools appears to be consistent with national
and global trends.
Rating tool thresholds need to be restructured according to use
and size. Use of rating tools should have a dedicated section at
the beginning of s.2.6 and s.3.5 – Efficient Use of Resources. All
subsequent sections under 2.6 and 3.5 should include a statement
that they only apply to developments that are not subject to Green
Star rating tool provisions.

Water Conservation (S.2.6.5, S.3.5.5)
Ob.	To minimise water use within buildings.

X

X

Objective

Change wording to reference only potable water and remove
“within building” reference.

29

Ob.	To encourage the reuse of potable water and stormwater runoff..

X

X

Objective

Reword to encourage the reuse of rainwater and stormwater.

33

Ob.	To minimise stormwater runoff.

X

X

Objective

Delete provision. Covered in stormwater management

10

X

X

Guidance; Alts
& adds

The particular star rating of individual fittings and appliances
is information that is not generally available at development
application stage. A review of assessment reports suggests that
this provision is not being implemented. However, the provision
is still valuable in that it provides guidance to property owners
in reducing their water consumption, particularly those doing
alts and adds. Thresholds need to be clarified so that it is clear
what provisions apply to what development category and what
development size.

3

Pr.

Where the proposed development involves the installation of new water fittings and
white goods, they must have a WELS rating of 3.5 stars or higher.

Y

?

N

?

Y

N

N

Reword to include “highest WELS rated appliance at time of
development”
Pr.

Reuse grey water for subsurface irrigation and toilet flushing.

X

X

Guidance; Alts
& adds

Y

Y

Y

Y

Y

Y

Y

Additional non-potable uses could be mentioned.

Pr.	Harvest and use rainwater for garden irrigation and toilet flushing.

X

X

Guidance; Alts
& adds

Y

N

N

Y

Y

Y

Y

This guidance should be a stormwater initiative.

Pr.

Collect and reuse stormwater runoff for subsurface irrigation.

X

X

Guidance; Alts
& adds

Y

Y

Y

Y

Y

Y

Y

Pr.

Ensure paved areas are at least 50% pervious..

X

X

n/a

n/a

?

Y

N

?

Y

Y

This provision does not relate to water conservation and should be
relocated to the stormwater management section and should also
apply to residential development.

35

X

X

Guidance; Alts
& adds

Y

N

N

?

?

Y

Y

Amend provision to provide further guidance to reader regarding
endemic species.

36

Pr.	Use endemic plants and xeriscape principles in landscaping.

68

27
8, 7, 9
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Water use and stormwater management
Objective/Provision

Draft DCP section
01

02

03

Pr.	Install water efficient irrigation systems and controls.

X

X

Pr.	Use grass swales and detention basins to minimise and filter runoff.

X

Pr.	Use of waterless urinals.

14

15

17

18

Res.
justification*
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Best practice criteria

Comment

A

B

C

D

E

F

G

Guidance; Alts
& adds

Y

N

N

Y

Y

Y

Y

This is appropriate given WELS does not cover irrigation systems.

X

n/a

n/a

N

N

N

?

Y

Y

Thresholds and performance criteria regarding WSUD to be
provided via other provisions. This provision does not relate to
water conservation and should be relocated to the stormwater
management section and should also apply to residential
development.

X

X

n/a (comm.
only)

Y

N

N

?

Y

Y

Y

Provision should be reworded to improve legibility.

Pr.	Install sensor operated taps, or automatic shutoff taps, especially in public areas.

X

X

n/a (comm.
only)

Y

Y

N

Y

Y

Y

Y

Information regarding individual fittings and appliances is not
generally available at development application stage. However, the
provision is still valuable in that it provides guidance to property
owners in reducing their water consumption.

Pr. A BASIX Certificate is required to be submitted with all buildings incorporating
residential development types nominated under SEPP (Building Sustainability Index:
BASIX) 2004

X

Guidance

Y

Y

Y

Y

Y

Y

Y

Stormwater and water management (S.2.6.7, S.3.5.7)
Ob.	To protect watersheds, maintain water quality and maximise on-site retention.

Amend to ‘stormwater management’, to avoid confusion with water
conservation section.
X

X

Objective

Additional objectives required to emphasise quality and quantity
issues regarding stormwater. New objective required regarding
localised flooding.

69

Rec.
No.

37, 23

6
17, 15,
18,
19,
20

Pr.

An Erosion and Sediment Control Plan for the construction and operation of
the building are required in accordance with Part B: Section 17 - Erosion and
Sedimentation Control.

X

X

n/a

n/a

N

N

Y

?

Y

Y

Directs reader to Section 17. Thresholds and performance criteria
not necessary.

Pr.

Demonstrate how run-off from the site will be minimised and the quality of water
leaving the site is improved.

X

X

n/a

n/a

N

N

Y

?

Y

Y

This provision should also apply to residential development.
16, 25
Thresholds and performance criteria for discharge and water quality
should be included. However, quantitative performance criteria will
require catchment based modelling.

Pr.	Minimise stormwater runoff through use of water retention facilities or using porous
surfaces for paving in outdoor areas.

X

X

n/a

n/a

N

N

Y

?

Y

Y

This provision should be amended to strengthen WSUD guidance
and separate from porus paving requirements. Thresholds and
performance criteria regarding WSUD to be prepared as part of
integrated stormwater strategy.

16,
25,
37

Pr.

Collect and reuse rainwater in irrigation, car washing and toilet flushing where
practicable.

X

X

Guidance; Alts
& adds

Y

N

N

Y

Y

Y

Y

Delete. This is covered by S.2.6.5 & S.3.5.5 – Water conservation

38

Pr.

Water saving measures should be incorporated within the building’s operation (such
as low flow tap and shower heads).

X

X

Guidance; Alts
& adds

Y

N

N

Y

Y

Y

Y

Delete. This is covered by S.2.6.5 & S.3.5.5 – Water conservation

39

Pr.

Water efficient fixtures and fittings must be used for the conservation of water.

X

X

Guidance; Alts
& adds

Y

N

N

Y

Y

Y

Y

Delete. This is covered by S.2.6.5 & S.3.5.5 – Water conservation

40

Pr.	Landscaping should be used to assist in microclimate management using endemic
plants and xeriscape principles.

X

X

Guidance; Alts
& adds

Y

N

N

?

Y

Y

Y

Delete. This provision does not relate to stormwater management.
The water conservation benefits of native flora is dealt with in
S.2.6.5 & S.3.5.5 – Water conservation

41
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Best practice criteria
A

B

C

D

E

F

G

Comment

Rec.
No.

Pr.

Water consumption should be monitored and reported to help understand water
usage and prevent its wastage.

X

X

n/a

Y

N

N

?

Y

Y

Y

Provisions dealing primarily with water conservation should be
located at S.2.6.5 & S.3.5.5 – Water conservation. This provision
should be deleted as new provisions requiring sub-metering deal
with monitoring of water use.

11, 12,
42

Pr.

A reporting system should be developed to inform/educate occupants about the
buildings water consumption.

X

X

n/a

Y

N

N

Y

Y

Y

?

This provision is difficult to enforce via the DA system. However, it
is useful guidance to applicants looking to reduce water use. The
provision deals primarily with water conservation and should be
relocated to S.2.6.5 & S.3.5.5 – Water conservation.

43

X

X

Guidance; Alts
& adds

N

N

N

N

Y

Y

?

This provision should be deleted from S.3.5.7 as it relates to mixed
use development. This provision does not relate to stormwater
management and should be relocated to S.2.5.10 – Site facilities.

45

Pr.	Incorporate car wash bays in mixed use developments where there are more than 4
dwellings within the development.
Pr.	Install a pool cover where proposed development includes an external swimming
pool.

X

X

Guidance; Alts
& adds

44

Y

Y

Y

Y

Y

Y

Y

This provision should be relocated to the water conservation subsection.

14

Native vegetation and water (S2.7.5)
Ob.	To increase the provision of native vegetation and water in the public domain.

X

Objective

Pr.

Water features should be considered for inclusion within public spaces, building
entrances, foyers, facades and rooftops.

X

n/a

N

N

N

Y

Y

Y

Y

Provision should be amended to ensure water features utilise nonpotable water.

46

Pr.

Roof top gardens should be considered for incorporation where practicable and
where they do not result in unreasonable amenity impacts to adjoining and
neighbouring properties.

X

n/a

n/a

Y

N

Y

?

Y

Y

Green roofs should be further encouraged.

60,
61,
62

Pr.

Native species and planting methods which minimise potable water consumption
should be used wherever practical

X

Guidance; Alts
& adds

Y

N

N

?

Y

Y

Y

This provision duplicates a similar provision in S.2.6.5 – Water
conservation and should be deleted.

47

n/a

N

N

Y

Y

Y

Y

Guidance for contaminated sites.

n/a

Y

N

Y

Y

Y

Y

General performance criteria regarding WSUD to be provided via
other provisions. Quantitative performance criteria to be prepared
as part of Integrated Stormwater Strategy.

Contamination and Hazardous Building Materials - Water quality (S.14.2.4)
Pr.

Runoff must be drained to an adequately bunded central collection sump and
treated, if necessary, to meet NSW Environment Protection Authority discharge
criteria.

X

General Objectives (S.15.1.1)
Ob. avoid and mitigate adverse affects on bushland associated with urban development;

X

Objective

Ob. ensure that private landscaped areas compliment adjoining bushland by providing
food and habitats for fauna, reducing water and fertilizer requirements

X

Objective

Ob.	To minimise any impacts of development on nearby bushland.

X

Objective

Pr.

X

n/a

X

Objective

X

Objective

Siting and design (S.15.2.1)
Buildings and other structures, such as swimming pools and decks, should not be
located directly adjacent to bushland. However, minor works relating to landscaping
and stormwater containment may be appropriate adjacent to bushland.

Bushland and Bushfire Hazard Management (S.15.2.2)
Ob.	To maintain the landscape and environmental qualities of a locality.
Stormwater run-off and soil erosion (S15.3.4 )
Ob.	To minimise the negative impacts of stormwater runoff and soil erosion on bushland
vegetation, soil biota and catchment health.

70

16, 17,
18,
19,
20
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Res.
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Best practice criteria
A

B

C

D

E

F

G

Comment

Pr.

Development should not result in any increase in volume, concentration or rate of
stormwater run-off to those which existed prior to development.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate. Threshold is provided by only applying to
land in proximity to bushland. Performance criteria to be provided
via provisions in Section 1 – Residential Development.

Pr.

Development should seek to improve the condition and function of stormwater
management infrastructure from the pre-existing level.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.1.6.9 –
Stormwater retention.

Pr.

Existing site contours, topography and soil levels should be maintained.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.1.6.9 –
Stormwater retention.

Pr.

Stormwater collected from roofs, driveways and other impervious paved areas
should be retained on site and discharged into the Council’s stormwater system.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.1.6.9 –
Stormwater retention.

Pr.

Excavation for stormwater retention tanks should be minimised.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.1.6.9 –
Stormwater retention.

Ob.	To preserve the aesthetic, social and economic values of wetland areas.

X

Objective

Ob.	To ensure water entering into natural wetlands is of sufficient quality to ensure that
wetland conservation values and functions are not compromised.

X

Objective

Ob.	To maintain or restore the physical, chemical and biological processes existing in
wetlands by minimising changes to wetland hydrology from land uses in wetland
catchments.

X

Objective

Pr.

Development must not result in alteration of local surface runoff and groundwater
flows to the wetland and ensure appropriate water flow regimes are maintained to
the wetland.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.1.6.9 –
Stormwater retention.

Pr.

Development must not result in major changes to water flow processes including
changes to current and wave patterns and tidal regimes.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.1.6.9 –
Stormwater retention.

Pr.

All stormwater must drain to a Council drainage system.

X

n/a

n/a

Y

N

Y

Y

Y

Y

All stormwater run-off should be detained on-site before draining
to Council’s stormwater system.

Pr.

Despite P6, if stormwater cannot be contained on site ensure a dispersed pattern of
stormwater flow into the wetland as opposed to a concentrated flow.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.1.6.9 –
Stormwater retention as well as amended provision.

Pr.

Ensure the quality of water entering into the wetland is not diminished

X

n/a

n/a

Y

N

Y

Y

Y

Y

Quality of stormwater discharged from development sites should
be maintained or improved through the use of WSUD.

Pr.

Where nutrient control devices and other pre-treatment measures are proposed,
ensure that they are located away from wetland areas.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate.

Pr.

Avoid sewage overflows in catchments upstream of wetlands.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate.

Pr.

Submit a Wetland Effects Statement if the proposed development may impact on
the ecology and habitat, hydrology and/or water quality of the wetland.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Left to assessing officer to determine need for Wetlands Effects
Statement.

Pr.

Only plant species which occur locally should be used for landscaping and
revegetation near wetlands

X

n/a

n/a

Y

N

Y

Y

Y

Y

Guidance is appropriate and compliments provisions at S.15.3 –
Landscaping and stormwater management.

71

Rec.
No.

Wetlands (S15.6)

48

49

General Objectives (S.17.1.1)
Ob.	To provide a consistent approach to erosion and sediment control, with a view to
achieving best practice.

X

Objective

Ob. Establish principles for the control and management of erosion and sediment risks.

X

Objective

Ob.	To ensure that the Sydney and Middle Harbours water catchments are clean,
productive and healthy.

X

Objective

Ob.	To minimise soil erosion and siltation resulting from building and excavation works.

X

Objective
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justification*

Page 163

Best practice criteria
A

B

C

D

E

F

G

Ob.	To ensure applicants submit sufficient information on proposed erosion and
sediment control measures with development applications such that Council can
make an informed decision.

X

Objective

Ob.	To ensure that consent conditions and Erosion and Sediment Control Plans are fully
implemented through monitoring and maintenance protocols.

X

Objective

Ob.	Identify all areas likely to cause pollution of waterways from the transport of
stormwater run-off containing sediment and silt and implement appropriate devices
to stop the risk of pollution.

X

Objective

Pr.

Divert clean water around the construction site to prevent contamination.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Retain as much natural vegetation as possible and limit site disturbance to minimise
the risk of pollution.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Control stormwater that enters the construction site from upstream.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Divert stormwater from undisturbed upper slopes onto stable areas.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Retain and stockpile all excavated topsoil on site for future landscaping where
feasible.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Prevent sediment/silt from entering adjoining public or private property (especially
drains) by installing sediment control devices at the low side of sites and wash down
areas.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Provide a single, stabilised entry/exit point to the site. Sediment or building
materials should be prevented from reaching the road or Council’s stormwater
system. Sediment shall be removed by sweeping, shovelling or sponging. Under no
circumstances shall sediment be hosed.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Where a work zone permit over public property is applicable, ensure that appropriate
debris control devices are implemented to prevent spillage of building materials into
stormwater drains.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Compact all drainage lines when backfilling.

X

n/a

n/a

Y

N

Y

Y

Y

Y

Pr.

Connect downpipes to stormwater system as early as possible.

X

n/a

N

Y

N

Y

Y

Y

Y

Pr.

Revegetate all disturbed areas, after on-site works are completed, in order to stabilise
surface.

X

n/a

n/a

Y

Y

Y

Y

Y

Y

X

n/a

n/a

Y

?

Y

Y

Y

Y

Ob.	To ensure that erosion and sediment impacts are minimised during the entire
construction period of the development.

X

Objective

Pr.	The consent holder, property owner, contractor, builder and all persons on site
during construction are responsible for controlling soil erosion and preventing the
discharge of sediments from the building site entering into Councils stormwater
system.

X

n/a

n/a

Y

Y

Y

Y

Y

Y

Pr.

X

n/a

Comment

Rec.
No.

Erosion and Sediment Control – Requirements (S17.2)

Pr.	Maintain all sediment control devices during construction and earthworks to
standards acceptable to Council.

This provision is at odds with the principle of detaining water
on-site, including for potential re-use, before discharge to the
stormwater system and should be deleted.

Performance criteria to be determined at DA stage through
conditions of consent.

Erosion and Sediment Control - Maintenance and Monitoring (S17.3)

72

Where non-compliance with the DCP occurs, Council may charge a reinspection fee,
claim the environmental bond, and issue a Clean Up Notice, Prevention Notice or
Penalty Infringement Notice if a pollution incident has occurred or has the potential
to occur.

For the information of readers only.

50
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Best practice criteria
A

B

C

D

E

F

G

Comment

Rec.
No.

Pr.	In more serious cases, legal action may be considered under legislation dealing with
environmental protection.

X

n/a

For the information of readers only.

Pr.

X

n/a

For the information of readers only.

Ob.	To outline the requirements and procedures for addressing soil erosion and sediment
control.

X

Objective

Pr.

A Statement of Intent must be supplied with all development applications. The
Statement must outline the sedimentation and erosion control measures to be
utilised and a simple erosion control site diagram demonstrating how the proposal
will achieve the general objectives of the DCP.

X

n/a

n/a

Y

?

Y

Y

Y

Y

Pr.

An Erosion/Sediment Control Plan may also be required to be submitted with the
Development Application for a large development that is likely to pose a significant
environmental risk. The plan should include diagrams showing the erosion and
sediment control measures, their location and type. A detailed Erosion/Sediment
Control Plan may also be required to obtain a construction certificate.

X

n/a

n/a

Y

?

Y

Y

Y

Y

Assessment staff generally require a Sediment and Erosion Control
Plan for all DA’s involving excavation (either at DA stage or prior to a
CC being issued). This provision should be amended to support this
practice.

51

Pr.

An Erosion and Sediment Control Plan is not required for minor disturbance of level
sites, for example minor alterations and additions to dwellings.

X

n/a

n/a

Y

?

Y

Y

Y

Y

Assessment staff generally require a Sediment and Erosion Control
Plan for all DA’s involving significant excavation (either at DA stage
or prior to a CC being issued). This provision should be deleted to
support this practice.

52

New objective should be included to emphasise WSUD as a priority
before water is discharged into stormwater drainage system.

53

Change title to ‘Stormwater Management’

4

New objective should be included to emphasise WSUD and
quantity and quality of stormwater.

54

New provision should be included referring reader to WSUD and
discharge requirements set out in Sections 1, 2 and 3. This cross
reference will ensure stormwater provisions in Sections 1, 2 and 3 as
well as in Section 18 will be taken into consideration.

55

Protection of the Environment Operations Act 1997 constitutes an act of pollution as
being a criminal offence.

73

Erosion and Sediment Control - Procedures (S17.4)

General Objectives (S.18.1.1)
Ob.	To establish a long term drainage strategy for affected land, that will control
stormwater run off from development and minimise nuisance flow onto adjacent
land.

X

Objective

Ob.	To improve Council stormwater drainage systems by achieving a high level of
compliance with Council’s design and construction standards.

X

Objective

Ob.	To minimise the impact of new development on the existing stormwater system.

X

Objective

Ob.	To minimise the risk of injury to people and damage to private and public property
from the effects of stormwater disposal.

X

Objective

Stormwater Drainage - Requirements (S18.2)
Ob.	To ensure that stormwater drainage systems are satisfactorily designed to minimise
impacts to neighbouring properties.

X

Objective

Pr.

New and reconstructed stormwater drainage systems should be designed and
constructed to a minimum standard that complies with the technical requirements
of the North Sydney Council Performance Guide and Infrastructure Specification
Manual.

X

n/a

Pr.

Stormwater drainage disposal from private property should not cause nuisance
drainage problems to any other property. Nuisance drainage is any damage to other
property from stormwater caused by the development of property.

X

n/a

n/a

N

N

Y

?

Y

Y

Guidance is appropriate. Thresholds and performance criteria not
necessary or provided by other provisions.

Pr.

Where stormwater drainage from private property cannot drain directly to a
road without first draining through adjoining private property, an inter-allotment
stormwater drainage easement is required. This easement should be sought by
negotiation, mediation or by using mechanisms of s.88 of the Conveyancing Act,
1919.

X

n/a

n/a

N

N

Y

?

Y

Y

Guidance is appropriate. Thresholds and performance criteria not
necessary or provided by other provisions.
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Res.
justification*

Best practice criteria
A

B

C

D

E

F

G

Comment

Pr.

Zone of influence of stormwater pipes should not affect the structural stability of any
structure, building or utility service.

X

n/a

n/a

N

N

Y

?

Y

Y

Guidance is appropriate.

Pr.

Stormwater should not be diverted into an adjoining catchment unless it can
be demonstrated that the diversion will not cause detriment to any property or
structures.

X

n/a

n/a

N

N

Y

?

Y

Y

Guidance is appropriate.

Pr.

Where an inter-allotment drainage easement cannot be obtained, Council may
consider alternative proposals based on their merit.

X

n/a

n/a

N

N

Y

?

Y

Y

For the information of readers only.

Pr.	Minimum permissible pipe size leading from down pipes to primary inter-allotment
drainage pipes is 100mm internal diameter sewer grade pipe or greater as required
to meet drainage design criteria. Minimum permissible pipe size for primary interallotment drainage systems is 150mm diameter sewer grade pipe.

X

n/a

n/a

N

Y

Y

?

Y

Y

Guidance is appropriate. Thresholds not necessary.

Pr.

Stormwater drains may not be constructed on public property without holding a
Street Opening Permit, a Construction Certificate and design approved by Council.

X

n/a

Pr.

Stormwater drainage systems through adjoining private property should be
designed and constructed to allow for an emergency overflow path to be located
within the inter-allotment drainage easement.

X

n/a

Ob.	To ensure that erosion and sediment impacts are minimised during the entire
construction period of the development.

X

Objective

Pr.	The owners of the properties affected by stormwater drainage easements are
required to:
(a) Permit stormwater to be drained via the stormwater drainage system;
(b) Keep the stormwater system clean and free from silt, rubbish and debris;
(c)	Maintain and repair the stormwater system so that it functions in a safe and
efficient manner;
(d) Replace, repair, alter and renew the whole or parts of the stormwater system
within the time and in the manner specified in a written notice issued by the
Council;
(e) Not make any alterations to the stormwater system or elements thereof without
prior consent in writing from the Council;

X

n/a

X

n/a

Ob.	To provide a framework which outlines the procedures to be followed when
proposing and undertaking stormwater drainage works.

X

Objective

Pr.

When lodging a development application the applicant should provide:
(a) Conceptual stormwater design plans; and
(b) Conceptual stormwater drainage easement details.

X

n/a

The requirement to lodge a stormwater drainage plan should be
included in stormwater management subsections in
sections 1, 2 & 3.

Pr.

With an application for a Construction Certificate the applicant should provide:
(a) Evidence of an inter-allotment stormwater drainage easement having been
created (if applicable);
(b) Detailed stormwater drainage design complying with the conditions of the
Development Consent, this DCP, the Performance Guide and references for
design and construction of infrastructure in North Sydney;

X

n/a

For the information of readers only. Reference to DCP ensures
WSUD will be considered in stormwater drainage design.

Rec.
No.

For the information of readers only.
n/a

Y

N

Y

?

Y

Y

Guidance is appropriate.

Stormwater Drainage - Maintenance and Monitoring (S18.3)

Pr.

Where non-compliance occurs legal action may be considered under legislation
dealing with environmental protection.

Objective should be amended to reflect monitoring and
maintenance and that subsequent provisions apply to the life of the
development not just construction.
n/a

N

Y

Y

?

Y

Y

56

Guidance regarding maintenance of drainage system is appropriate.

For the information of readers only.

Stormwater Drainage - Procedures (S18.4)

74

22
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01
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15
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Page 166

18

Res.
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A

B

C

D

E

F

G

N

Y

Y

Y

Y

Y

Y

Pr.

A qualified Hydraulics engineer should prepare Stormwater designs. Designs
should incorporate hydraulic grade line analysis and demonstrate the capacity
of the existing downstream drainage system to carry any additional flow from a
development.

X

n/a

Pr.

Where stormwater from development contributes to the overload of existing
drainage systems at some distance downstream of the development site, Council
may consider carrying out works in association with works required by the developer.

X

n/a

Best practice criteria

Comment

Rec.
No.

Provision should require hydraulics engineer to demonstrate that
WSUD has been utilised to the fullest extent possible.

57

For the information of readers only.

*Where a provision seeks to reduce the use of potable water in residential developments justification needs to be provided as to why this is appropriate given that BASIX applies to residential development. Draft DCP 2012 provisions that relate to water use in
dwellings can therefore only be justified if they:
a) apply to alterations and additions less than $50,000 in cost (alts & adds), or
b) provide guidance to applicants that require a BASIX certificate or encourage applicants to go beyond BASIX requirements (guidance).
The language used in each provision should reflect its justification for inclusion in the draft DCP. For example, to avoid confusion BASIX guidance should not be worded as if it contained mandatory controls. Provisions that are not justified by meeting one of the above
criteria are in conflict with BASIX and should be deleted.

ESD Best Practice Project – water
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Page 169

Co n t en t s

Pr ojec t Ov er v i ew	

3

was t e – I n t r od u c t i o n

4
4

North Sydney Council Strategic Vision and Goals	

co ns t r u c t i o n & demo l i t i o n was t e
S tag e 1 - Re gu l ato ry En v i r o n men t
construction & demolition waste – commonwealth
construction & demolition waste – state (NSW)
construction & demolition waste – local (north sydney council)
Discussion:
1) Does the regulatory framework at Commonwealth and State levels allow scope
for intervention at the local level to achieve construction and demolition waste
objectives?
2) Is the LEP/DCP an appropriate place for regulation regarding construction and
demolition waste?
3) Do existing provisions meet Council’s goals and objectives regarding construction
and demolition waste? In all zones? For all development types?

5
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5
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15
15
15
15

Stage 1 – Conclusion
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S tag e 2 – B es t Pr ac t i ce Loca l Au t ho r i t y I n i t iat i v es	

incorporated construction and demolition waste objectives into planning processes?
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2) What is best practice?
Stage 2 – Conclusion
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O per at i o na l was t e	
S tag e 1 - Re gu l ato ry En v i r o n men t
operational waste – Commonwealth
operational waste – State (NSW)
operational waste – Local (North Sydney Council)
Discussion:
1) Does the regulatory framework at Commonwealth and State levels allow scope
for intervention at the local level to achieve operational waste objectives?
2) Is the LEP/DCP an appropriate place for regulation regarding operational waste?
3) Do existing provisions meet Council’s goals and objectives regarding operational
waste? In all zones? For all development types?
Stage 1 – Conclusion

S tag e 2 – B es t Pr ac t i ce Loca l Au t ho r i t y I n i t iat i v es	
Local Authority Initiatives in Operational waste – NSW
Local Authority Initiatives in operational waste – interstate & overseas	
Discussion:
1) How have local authorities in NSW, other States and Territories and overseas
incorporated operational waste objectives into planning processes?
2) What is best practice?
Stage 2 – Conclusion
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Pr ojec t Ov er v i ew

The project aims to locate North Sydney’s regulation of
development relative to ESD best practice. The project also
aims to outline actions that will lead to the achievement
of best practice. Council staff have therefore worked
to identify, or develop, provisions that will improve
the sustainability performance of new developments
compared to current practice in order to assist Council in
meeting its 2020 Vision objectives. The project has involved
five areas of research:
• Energy;
• Water;
• Waste;
• Biodiversity; and
• Transport.
While Council draws much of its power and responsibilities
from the Local Government Act 1993, this project is primarily
concerned with the development and building regulatory
functions given to Council via the Environmental Planning
and Assessment Act 1979 (EP&A Act). Of specific interest is
Council’s ability under Part 3 of the EP&A Act to influence
the content of Local Environmental Plans (LEPs) and to
prepare accompanying development control plans (DCPs)
as well as Council’s role under Part 4 of the EP&A Act in
development assessment and control.
Each of the above sustainability research areas were
approached using a three stage process:
1. A review of the existing Commonwealth, State and
local regulatory environment – to establish the legal

powers available to Council to influence outcomes
through new or amended planning provisions and to
state how Council is currently utilising these powers;
2. A review of relevant provisions contained in planning
documents from other local authorities – to
identify how other jurisdictions have incorporated
sustainability objectives into planning documents and
to identify ‘best practice’ provisions and processes;
3. A review of North Sydney draft LEP 2012 and draft DCP
2012 provisions against ‘best practice’ – to establish
recommendations that will ensure best practice
ESD regulation is applied to the assessment of new
development in North Sydney.
Each stage of work is accompanied by a set of questions
and answers relevant to the objective of each stage.
North Sydney draft LEP 2012 and draft DCP 2012 (2012
exhibition versions) were used for this project on the
expectation that they will come into force in the near
future. Should their coming into force be delayed
beyond the completion of this project, many of the
recommendations remain relevant and should form the
basis of amendments to North Sydney LEP 2001 and DCP
2002.
Each area of research was coordinated by North Sydney
Council staff with relevant expertise in the area. While
research was undertaken according to the needs of each
research area, the final recommendations were assessed
by strategic planning staff to ensure compatibility with the
overall planning and assessment framework.
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was t e - I n t r od u c t i o n
Waste and resource consumption is
a major environmental issue and a
priority for all levels of government
within Australia. This is particularly
the case as landfill disposal
capacity become scarce and the
environmental and economic costs
of waste generation and disposal rise.
Sustainable resource management
and waste minimisation has emerged
as a priority action area and a key in
the quest for Ecologically Sustainable
Development (ESD).
The waste section of the ESD Best
Practice Project aims to identify or
develop provisions that will drive
improvements in waste management
in new developments compared to
current practice. To assist this process
the generation and management of
demolition and construction waste
has been examined seperately to
operational (post construction) waste.
Therefore the two subsections within
the waste section are;
• Construction and Demolition
(C&D) Waste; and
• Operational Waste.

North Sydney Council
Strategic Vision and
Goals
The Community Strategic Plan (2020
Vision) and Delivery Program provides
direction for sustainable resource
management and waste minimisation
as follows:

Direction 1: Our Living
Environment
Goal:
• 1.3. Improve North Sydney’s
environmental footprint and
encourage responsible use of
natural resources;
• 1.3.1 To effectively communicate
and promote sustainable energy,
water and waste practices to the
community;
• 1.3.1.8 Ensure that sustainable
energy water and waste
management practices are
included in all environmental
planning and development
controls;
• 1.3.1.8.1 Incorporate sustainable
energy, water and waste
management practices into LEP
and DCP.

Direction 2: Our Built Environment
Goal:
• 2.2. Improve mix of land use and
quality development;
• 2.2.3.1 Promote sustainable
design in future private and
public development;
• 2.2.3.3 Encourage refurbishment
of existing buildings for better
environmental performance.

4

The aim of Councils waste avoidance
and resource recovery programs
which incorporates the coordination
of community education and delivery
of collection and processing services
in line with 2020 Vision goals are:
• To facilitate and lead sustainable
waste management within the
LGA in a manner consistent with
the principles of ESD;
• To meet and surpass the resource
recovery targets set out in the
WARR Act Strategy;
• To comply with the waste
performance and sustainability
standards set by the State
Government;
• To meet the waste management
needs of the residential and
wider community; and
• To minimise the overall
environmental impacts of waste.

WASTE
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co ns t r u c t i o n a n d demo l i t i o n was t e

S tag e 1 - Re gu l ato ry En v i r o n men t
Stage 1 involved a review of the
Federal, State & local regulatory/policy
framework relevant to demolition and
construction waste management and
how this impacts Council’s ability to
influence waste management and
minimisation through the planning
and assessment system.

CONSTRUCTION
AND DEMOLITION
(C&D) WASTE –
Commonwealth
The Federal Government possesses
very limited authority to introduce
legislation for waste management
and resource recovery in general
because this has been the domain of
the States. However the role of the
commonwealth in waste policy is
evolving.
In November 2009, the Environment
Protection and Heritage Council
endorsed the National Waste Policy.
The policy identifies a range of issues
needing attention. One of which is
construction and demolition (C&D)
waste. The aim is to achieve major
improvements in waste avoidance
and reuse of key materials through
government encouragement of best
practice in waste management and
resource recovery of C&D projects.
The focus will be on improving
markets for recovered construction
and demolition waste. The strategies
on how this will be achieved have not
yet been developed.
The push to improving markets for
recycled construction and demolition
materials will affect resource recovery

rates. Rates are highest in those
regions where there is strong market
demand for recycled C&D materials,
with well-defined and well-publicised
specifications supporting the use of
recycled products. Enforcement of
development provisions requiring
the use of recycled materials in
construction and demolition projects
is a lot easier if strong markets are
available.

A price on carbon
The waste management industry
has been impacted by the Carbon
Pricing Mechanism. Under the
Commonwealth Government’s
Clean Energy legislation all landfills
with total annual greenhouse gas
emissions greater than 25,000
tonnes of carbon dioxide equivalent
(CO2-e) must pay the carbon price
on emissions from waste received
from 1 July 2012. It means that the
cost of landfilling waste has increased
as landfill operators pass the tax on
to users, thereby providing further
incentive to avoid the creation of
waste.

Building Code of Australia
The Building Code of Australia (BCA)
is produced and maintained by the
Australian Building Codes Board
(ABCB) on behalf of the Australian
Government and State and Territory
Governments. The goal of the BCA
is to enable the achievement of
nationally consistent, minimum
standards of relevant health, safety,
amenity and sustainability objectives.

The BCA contains technical provisions
for the design and construction
of buildings and other structures,
covering such matters as structure,
fire resistance, access and egress,
services and equipment, and energy
efficiency as well as certain aspects
of health and amenity including
garbage storage areas.
It does not contain provisions that
deal with the minimisation and
recycling of C&D waste.

CONSTRUCTION AND
DEMOLITION (C&D)
WASTE – State (NSW)
The focus of the State Government in
managing waste is to provide a clear
and consistent regulatory and policy
framework that minimises harm to
the environment and encourages
waste avoidance and resource
recovery. This framework uses a mix
of legislative, policy, educative and
economic tools such as the Waste
Improvement Sustainability Payment
(WaSIP). Councils waste minimisation
and management programs are
developed in response to this
framework.
There are State Government policies
that set resource recovery targets
for the Municipal, Commercial,
Construction and Demolition Sectors.
In Sydney, municipal waste accounts
for 26 % of waste disposed to landfill,
construction waste is 27% and
commercial waste accounts for 47%.

ESD Best Practice Project – WASTE
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Table 1 (right) shows that the Sydney
Metropolitan Area (SMA) is making
steady progress on its resource
recovery rates for construction and
demolition waste stream towards the
recycling targets in the NSW Waste
Avoidance and Resource Recovery
Strategy (discussed later on).
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table 1: SMA Resource recovery rates
2002/03

2004/05

2006/07

2008/09

2014
Target

Municipal

33%

37%

42%

51%

66%

Commercial

33%

35%

42%

50%

63%

Construction &
Demolition

68%

66%

70%

77%

76%

Sector

There are opportunities for recovery
of C&D materials currently lost to
landfill in NSW including concrete,
clay products, timbers and soils.

Protection of the Environment Operations Act 1997
There are regulatory mechanisms set
out in state legislation which help
drive waste avoidance and resource
recovery by providing an economic
incentive such as the waste and
environment levy. The Protection of
the Environment Operations Act 1997
(POEO Act) requires licensed waste
facilities in NSW to pay a contribution
in respect of each tonne of waste
received for disposal at the facility.
The levy aims to reduce the amount
of waste being disposed of, and
promote recycling and resource
recovery and stimulate investment
and innovation in resource recovery
technologies.

The Environmental Protection
Authority (EPA) maintains the
integrity of the NSW waste regulatory
framework by actively working
on enforcement, education and
compliance programs to promote
resource recovery and combat illegal
dumping and inappropriate disposal
of waste.

The NSW waste regulatory framework
is established under this principal
legislation. The key objective is
to ensure a healthy and clean
environment by regulating pollution
and other adverse environmental
impacts that may result from waste
activities.

The WARR Act promotes waste
avoidance and resource recovery by
developing waste avoidance and
resource recovery strategies and
programs.

It uses innovative tools and programs
to mitigate pollution from waste
disposal, minimise resource use,
improve resource recovery and
ensure the appropriate disposal
of harmful waste in NSW such as
asbestos from C&D waste.

6

Council has an obligation to enforce
the provisions that deal with pollution
incidents such as the illegal disposal
of C&D waste.

Waste Avoidance and Resource
Recovery Act 2001 (WARR Act)

The Waste Avoidance and Resource
Recovery Strategy, sets a recovery
target for C&D waste of 76% by 2014.
The current recovery rate of C&D
waste from the Sydney Metropolitan
Area (SMA) is about 74%. Recovery
rates will vary as the quantity of C&D
waste generated from demolition and
construction activity changes due to
economic cycles.

The primary driver for increased
recycling of C&D materials is the
Waste and Environment Levy. This
has made it increasingly economic to
recycle rather than dispose of C&D
materials. As the levy increases it
should help drive improved recovery
in these areas however, as the cost
increases the resource recovery
benefits must be balanced against
the increased potential for illegal
dumping.

Contaminated Land Management
Act 1997
The objectives of this Act are:
(a) to set out accountabilities for
managing contamination if the
EPA considers the contamination
is significant enough to require
regulation under Division 2 of
Part 3;
(b) to set out the role of the EPA in
the assessment of contamination
and the supervision of the
investigation and management
of contaminated sites;
(c) to provide for the accreditation
of site auditors of contaminated
land to ensure appropriate
standards of auditing in the
management of contaminated
land; and
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(d) to ensure that contaminated
land is managed with regard
to the principles of ecologically
sustainable development.

Protection of the Environment
Operations (Waste) Regulation
2005
The Protection of the Environment
Operations (Waste) Regulation
2005 introduced a mechanism
for recognising genuine resource
recovery in NSW.
The Regulation also sets out
provisions covering the way waste
is managed in terms of storage and
transportation as well as reporting
and record keeping requirements for
waste facilities. The Regulation also
makes special requirements relating
to asbestos and clinical waste.

Waste and Sustainability
Improvement Payment (WaSIP)
The WaSIP Scheme is described in
Part 5A of the current version of
the Protection of the Environment
Operations (Waste) Regulation 2005.
Through the current WaSIP Program
the NSW Government have invested
some $256 million to assist councils in
the regulated area to invest in actions
and on programs that will improve
waste avoidance, resource recovery,
the use of secondary resources and
waste management outcomes, and
that will deliver improvements in
environmental sustainability across
their local government area.
To be eligible to receive a Waste and
Sustainability Improvement Payment
councils in the regulated area (SMA/
ERA/RRA) are required to commit
to meeting both the ongoing and
current year’s WaSIP Standards. The
WaSIP Standards are progressively

updated in consultation with an
Advisory Group and the Local
Government and Shires Associations.
The WaSIP Standards are cumulative.
Councils not meeting the Standards
in any given year will not be eligible
for the Waste and Sustainability
Improvement Payment in that year,
nor future years, until all Standards
(both new and ongoing) have been
met.
One of the standards is the
development and implementation of
a Waste Not DCP aimed at recovering
resources and minimising and
managing waste from C&D projects
and ongoing use of the site/premises.
A ‘Waste Not’ DCP or policy provides
a mechanism for councils to consider
waste minimisation and resource
recovery at the development
application stage. This includes
consideration of demolition and
construction waste and the provision
of facilities and services to allow
the on-going separation, storage
and removal of recyclables and
waste materials. The format of the
mechanism will vary from council to
council with some councils providing
detailed information within the DCP
while others electing to put principles
and objectives within the DCP and
reference supporting technical
documents.
However, it is not a requirement
of the WaSIP Program to include
all of the elements of the model
document. For the purposes
of the Waste and Sustainability
lmprovement Payments Program the
minimum elements for a Waste Not
DCP or policy of similar nature that
must be included are:
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• a requirement for submission
of a waste management
plan detailing the amount of
demolition and construction
waste likely to be generated and
how these materials are to be
sorted and dealt with;
• a requirement for the on site
retention of demolition and
construction waste dockets to
confirm which facility received
the material for recycling and
disposal; and
• consideration of the facilities
required for the post completion
ongoing operation of recycling
and waste management services.
The provisions in North Sydney
Councils current DCP relating to
waste management incorporate all
of the above requirements. Individual
provisions are discussed later on.
A key component of the Model
Waste Not Development Control
Plan (DCP) includes the requirement
of developers to submit a Site Waste
Minimisation and Management Plan
(SWMMP) as part of the Statement of
Environmental Effects (SEE) showing
estimates of waste generation
during demolition, construction
and on-going use of the site as well
as details on how these wastes will
be sorted, stored and removed
for recycling and/or disposal. The
SWMMP template provided in the
Model Waste Not DCP is available in
Appendix 1.
Additionally, an excerpt of the Model
Waste Not DCP which relates to
C&D Waste is provided in Appendix
2. It is not the complete or whole
document.

• a requirement to address the
management of demolition and
construction waste;

ESD Best Practice Project – WASTE
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OHS Regulations 2001/Workcover
NSW
This legislation requires operators
to be licensed for the removal of
contaminated C&D waste such as
asbestos. The handling and storage
of asbestos waste at worksites is
regulated solely by WorkCover NSW
under the current provisions of the
Occupational Health and Safety
Regulation 2001 (OH&S Regulation).
The storage, disposal and transport
of asbestos waste at non-worksites
is regulated by the Environmental
Protection Authority (EPA) and
local councils where they are the
Appropriate Regulatory Authority
(ARA) under the Protection of the
Environment Operations (Waste)
Regulation 2005.
Clean-up notices and prevention
notices can also be issued by EPA
and councils, where they are the
ARA under the Protection of the
Environment Operations Act 1997,
to address pollution incidents at
premises where asbestos fibres have
been mobilised or asbestos waste has
been handled in an environmentally
unsatisfactory manner.

SEPP 65 – Design Quality of
Residential Flat Development
Requires efficient use of natural
resources, energy and water
throughout its full life cycle, including
construction, including aspects such
as demolition of existing structures,
recycling of materials, selection of
appropriate and sustainable materials,
adaptability and reuse of buildings,
layouts and built form.

SEPP 55 - Remediation of Land
The object of this Policy is to provide
for a statewide planning approach
to the remediation of contaminated

8

land. In particular, this Policy aims
to promote the remediation of
contaminated land for the purpose of
reducing the risk of harm to human
health or any other aspect of the
environment. The DoPs Guidelines
for Managing Land Contamination is
used in association with this SEPP.
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07 To ensure that the reuse and recycling of demolition
materials is maximised

P1 Waste Management Plan (WMP) must accompany all
DAs involving demolition. The WMP must provide details
of all onsite sorting areas, storage areas and vehicular
access.

P2 Section 1 of the WMP must be completed providing
the following details:
(a) The volume and type of waste to be generated,
including excavation materials, greenwaste, brick,
concrete, timber, plasterboard and metals
(b) How waste is to be stored, separated and treated
on site
(c) How residual waste is to be disposed of (how will
this be monitored incl provision that evidence
such as weighbridge dockets and invoices for
waste disposal or recycling services are retained)
refundable cashbond??

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

S19.2 Demolition Waste

02 Commercial &
mixed use

Councils initiatives in supporting
waste reduction in the construction
sector include the adoption of the
State Government produced ‘Waste
Not DCP Model’ into Councils DCP
provisions.

01 Residential
development

construction and
demolition - Local
(North Sydney
Council)

Objectives/Provisions

The general objectives and
provisions of Section 19 of the Draft
Development Control Plan (DDCP)
(the core DDCP section relating
to waste), reflect the goals set in
the 2020 Vision. Table 2 shows all
provisions related to C&D waste and
which section they apply.
Applicable DDCP Sections

table 2: north sydney draft dcp 2012 – construction & demolition waste
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X

X

X

P1 Waste Management Plan (WMP) must accompany
all DAs involving construction. The WMP must provide
details of all onsite sorting areas, storage areas and
vehicular access.

P2 Section 1 of the WMP must be completed providing
the following details:
(a)	The volume and type of waste to be generated,
including excavation materials, greenwaste, brick,
concrete, timber, plasterboard and metals
(b) How waste is to be stored and treated on site
(c) How residual waste is to be disposed of (how will
this be monitored inclu provision that evidence
such as weighbridge dockets and invoices for
waste disposal or recycling services are retained)
cahsbond?

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

01 Waste generation is minimised and reuse and recycling
of construction materials is maximised in construction
projects

02 Commercial &
mixed use
X

01 Residential
development

S19.3 Construction Waste

Objectives/Provisions

Applicable DDCP Sections

table 2: north sydney draft dcp 2012 – construction & demolition waste
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X
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01 to minimise material usage and waste during
construction, demolition

02 to minimise the level of waste during operation
reduce new building material usage and minimise
volume of demolition materials

P1 a WMP for the demolition, construction and operation
of the building must be provided in accordance with
section 19 waste management

P2 the building should be designed to encourage waste
minimisation

P3 adequate recycling systems must be provided in the
design of the garbage room

P4 materials with long lives and low maintenance needs
are encouraged to be incorporated

P5 Contractors should be educated about the waste
objectives of the development

02 Commercial &
mixed use

X

01 Residential
development

2.6.6. & 3.5.6 Waste Management & Minimisation

P3 To ensure construction waste is minimised
consideration should be given to the following matters
(a) Order the correct quantities of materials
(b) Prefabricate materials where possible
(c)	Reuse formwork
(d)	Use modular construction and basic design to
reduce the need for offcuts
(e) Separate offcuts to facilitate reuse resale recycling
(f) Minimise site disturbance limit unnecessary
excavation
(g) Reuse or recycle materials from demolished
buildings
(h) Choose landscaping which reduces greenwaste
(i) Coordinate and sequence trades people

Objectives/Provisions
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X

X

X

X

X

X

X

X

X

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

Applicable DDCP Sections

table 2: north sydney draft dcp 2012 – construction & demolition waste
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X

X
X
X
X
X
X

P1 Where feasible, existing buildings are to be reused in
preference to demolition

P2 Buildings should be designed to encourage adaptable
office floorspace to accommodate changing occupier
requirements

2.6.8 & 3.5.8 Building Materials

01 To encourage the use of materials which have a low
environmental impact during their life cycle

02 To encourage the use of toxin free material to minimise
the health impact of materials used indoors

P1 Products with the least life cycle impact should be
favoured

X
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X

X

X

X

X

X

01 To encourage the adaption and reuse of buildings

X

2.6.9 Adaptive Reuse of buildings

X

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

Applicable DDCP Sections
02 Commercial &
mixed use
X

01 Residential
development

P6 The storage of any hazardous waste materials must be
adequately secured

Objectives/Provisions

table 2: north sydney draft dcp 2012 – construction & demolition waste
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P14 Any removal of contaminated solids from the site
must comply with relevant laws for the transporation,
treatment and disposal of waste materials. Waste materials
must not be disposed of on land without:
(a) permission of the land owner; and
(b) development consent from the relevant local
council (if required); and
(c) an environment protection licence from the NSW
Environment Protection Authority

X

X

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

S.14.2.4 – Site Management Requirements

X

P3 Avoid the use of the following:
(a) copper, chrome, cadmium, lead, mercury, cyanide
and formaldehyde
(b) materials, sealants and adhesives containing PVC
(c) wood treated with CCA
(d) solvents

02 Commercial &
mixed use

X

01 Residential
development

P2 The use of the following types of building materials are
to be maximised wherever possible
(a) materials which are durable
(b) locally manufactured materials and produced
(c) materials with a low embodied energy content
(d) salvaged and/or recycled materials
(e) timber used, be obtained from certified
sustainable sources
(f) materials with a high recycled content (>50%)
(g) low volatile organic compond (VOC) emitting
materials
(h) mechanical fixings instead of adhesives and glues,
wherever possible
(i) when using Medium Density Fibreboard, ensure
that it has a low formaldehyde content
(j) use toxin-free floor finishes

Objectives/Provisions

Applicable DDCP Sections

table 2: north sydney draft dcp 2012 – construction & demolition waste
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Discussion:
1. Does the regulatory
framework at Federal
and State levels allow
scope for intervention
at the local level to
achieve demolition
and construction waste
objectives?
At present the Federal government
currently has no legislation or
direction to guide Councils in their
planning approvals process in the
context of waste minimisation and
management of C&D waste. However
the National Waste Policy will set
out strategies that deal with, among
other things, C&D waste. The bulk
of regulation regarding C&D waste
occurs at the State Government level
via specific Acts and Regulations
such as Waste Avoidance and Resource
Recovery Act 2001 (WARR ACT) and
the Protection of the Environment
Operations (Waste) Regulation 2005.
SEPP 55 and SEPP 65 also provide
regulation regarding waste
management of C&D stages.
However the state regulations,
particularly WaSIP via the Protection
of the Environment Operations
(Waste) Regulation 2005, explicitly
provide enabling provisions allowing
regulation at the local level via
DCPs therefore there is scope for
intervention at the local level to
achieve demolition and construction
waste objectives through the
application of appropriate DCP
provisions relevant to C&D waste
across all development types.
In terms of the safe management
of contamination and hazardous
building materials, this is mandated
under the POE Act, OHS Regulations
and Workcover requirements, SEPP55

14

and associated Contaminated Land
regulatory framework. The legislation
deals adequately with hazardous
waste and there is limited scope
for improvement in the existing
planning provisions that relate this
type of waste. In this regard the
aim of Section 14 of DDCP in this
instance is to inform the applicant of
the regulatory framework they are
required to comply with.

2. Is the LEP/DCP an
appropriate place for
regulation regarding
waste created during
demolition and
construction?
Yes. As discussed above state
based regulation regarding C&D
waste explicitly endorse DCPs as an
appropriate place for the regulation of
C&D waste at the local level.

3. Do existing demolition
and construction
waste provisions meet
Council’s goals and
objectives regarding
waste? In all zones? For
all development types?
The need for a WMP that deals with
C&D waste applies to non-residential
and mixed use developments via
Sections 2 and 3 of the draft DCP. The
need for a WMP for C&D waste should
also arguably apply to all residential
development or this sector risks
being unregulated on this issue.
The effectiveness of the existing
provisions across all the above
development types is dependent
on how well they are monitored and
policed during the development
and construction stage. If monitored
effectively, then the existing
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provisions will meet Councils goals
and objectives for waste.

Stage 1 – Conclusion
The regulatory framework at
Federal and State levels allows
scope for intervention at the local
level to achieve demolition and
construction waste objectives. There
are no regulatory requirements that
restrict Councils ability to influence
construction and demolition waste
management and minimisation
outcomes through the use of
planning instruments.
Councils existing DDCP provisions
relating to C&D waste are based
on the Waste Not DCP model
developed by the Environmental
Protection Authority (EPA) as part
of the State Governments Waste
and Sustainability Improvement
Program payment incentive scheme.
According to the EPA, this document
demonstrates current best practice.
Most of the recommended provisions
in the model DCP are incorporated in
the current DDCP.
In any case the adoption of the
Waste Not DCP is not a legislative
requirement, it is one of many
standards that Councils are required
to meet in order to qualify for the
annual WaSIP payment, which is an
economic incentive tool to drive
improvements in waste avoidance
and resource recovery. There is scope
to intervene at the local level to
further improve existing provisions.
In terms of Section 14 of the
DDCP the safe management of
contamination and hazardous
building materials, the POEO Act,
OHS Regulations and Workcover
requirements, SEPP55 and
associated Contaminated Land
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regulatory framework have rigorous
requirements that deal with these
types of waste.
There is limited scope for intervention
at the local level in this regard and
so the aim of Section 14 of DDCP in
this instance would be to inform the
applicant of the regulatory framework
they are required to comply with.
LEPs and DCPs cannot include
any further provisions relating to
the DDCP for Contamination and
Hazardous Building Materials.
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co ns t r u c t i o n a n d demo l i t i o n was t e
S tag e 2 – B es t Pr ac t i ce Loca l Au t ho r i t y
I n i t iat i v es
This section explores how other
authorities have incorporated
resource recovery objectives into
planning documents. This is done
to identify best practice planning
provisions and processes.

LOCAL AUTHORITY
INITIATIVES IN C&D
WASTE – NSW
Comparisons of the DCPs of Sydney
Metropolitan Area (SMA) Councils of
waste management and minimisation
related provisions for C&D waste
was undertaken with a view to
identify best practice provisions and
processes.
The Councils specifically reviewed
were:
• City of Sydney (CoS) DCP 2012;
• Willoughby DCP 2006;
• Paramatta DCP 2011;
• Newcastle DCP 2005/draft DCP
2011;
• Ryde DCP 2010;
• Wollongong DCP 2009; and
• Waverley DCP 2010.
These Councils were selected
because of their substantial amount
of non residential floor space.
The exercise identified consistencies
across all of the DCPs reviewed. This
is not surprising considering the DCP
provisions for waste management
are based on the State Governments
Waste Not DCP Model.
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This model incorporates Best Practice
and is used by most NSW Councils
including North Sydney.
The ‘Waste Not’ DCP is a mechanism
for councils to consider waste
minimisation and resource recovery
at the demolition and construction
stage as well as the provision of
facilities and services to allow the
on-going separation, storage and
removal of recyclables and waste
materials.
All of the above Councils included the
following essential elements in their
DCP:
• a requirement for submission
of a waste management
plan detailing the amount of
demolition and construction
waste likely to be generated and
how these materials are to be
sorted and dealt with;
• a requirement for the on site
retention of demolition and
construction waste dockets to
confirm which facility received
the material for recycling and
disposal; and
• consideration of the facilities
required for the post completion
ongoing operation of recycling
and waste management services.
North Sydney Councils current DDCP
for waste management incorporates
all of the above elements. Councils,
including North Sydney, aim to
encourage and provide guidance on
building designs, construction and
demolition techniques in general
which minimise waste generation

however there are no prescribed
targets incorporated in any of the
DCPs reviewed except for the City of
Sydney (CoS).
CoS’s DCP is based on the Waste Not
DCP model document but further
sets prescribed waste avoidance
and resource recovery targets. For
new buildings and renovations
CoS requires the total percentage
(by weight) of construction and
demolition waste (for example, bricks,
concrete, roof tiles) that is reused on
site or diverted for reuse or recycling
to be at least 80%, with receipts
sufficient to demonstrate that the
target will be achieved. However
this practice is not widely supported
by the building and construction
industry due to economic reasons
and poor supply of quality materials.

LOCAL AUTHORITY
INITIATIVES IN C&D
WASTE – interstate
City of Melbourne
The City of Melbourne Planning
Scheme requires developers and
builders to submit a construction
management plan (CMP) that takes
into account all relevant aspects of
demolition or building work including
waste and materials re-use. Council
has the power to ask for CMPs under
the Activities Local Law 1999. For the
duration of the construction phase
an approved CMP is deemed to be
an Environmental Management Plan
pursuant to the requirements of the
Environment Local Law 1999.
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The City of Melbourne may require
a Security Deposit to be provided in
relation to a CMP. In the event of noncompliance with the approved CMP,
City of Melbourne reserves the right
to draw from the deposit to achieve
adequate rectification.
Applicants must develop a CMP,
detailing the following:
• Efforts to minimise waste on
site by avoiding over-estimation
of purchasing requirements,
minimising packaging materials,
and buying environmentally
approved and recycled content
products;
• Procedures for the collection and
sorting of recyclable construction
materials;
• The type and quantity of
materials that are to be re-used or
recycled;
• Provision of containers for
recyclable materials including
cardboard, glass, metal, and
plastic; and green waste;
• The re-use of timber, glass and
other materials;
• The recycling of asphalt, metal,
bricks, tiles, masonry, concrete,
plasterboard, plastic, batteries,
cardboard, carpet and other
materials;
• Provisions for collection of daily
rubbish from workers;
• Procedures for removal of waste
(materials that cannot be reused
or recycled) from the site;
• Procedures for removal of
hazardous or dangerous materials
from the site.

City of Adelaide
Adelaide City Development Plan 2011
encourages development which
supports high local environmental
quality, promotes waste minimisation,
re-use and recycling.
Controls are as follows;
• A dedicated area for on-site
collection and sorting of
recyclable materials and refuse
should be provided within all
new development;
• A dedicated area for the
collection and sorting of
construction waste and the
recycling of building materials
during construction as
appropriate to the size and nature
of the development should be
provided and screened from
public view;
• Development greater than 2000
square metres of total floor area
should manage waste by:
− containing a dedicated area
for the collection and sorting
of construction waste; and
− recycling building materials;
− on-site storage and
management of waste; and
− disposal of non-recyclable
waste.

City of Hobart
City of Hobart’s Planning Scheme
has no specific requirements for C&D
waste avoidance and minimisation
other than the following broad
provision:
• Requirements regarding any
matter affecting probable effects
upon energy consumption,
microclimate, or the prevention
of environmental pollution by
waste matter or noise, may

Page 185

17

be imposed as conditions for
approval of any new or changed
use or development of land and
buildings.

Discussion:
1.	How have local
authorities in NSW
and other states and
territories and overseas
incorporated C&D
waste objectives into
planning processes?
The local authorities in NSW have
incorporated the State Governments
Waste NOT DCP Model into their
DCPs for C&D waste management
as well as operational waste.
Many councils, especially those in
metropolitan Sydney have used
this document as a basis to develop
locally relevant development control
plans or policies as it is regarded
as Best Practice and is a standard
required to be met to qualify for a
payment under the WaSIP program.
The intent of the local authority
DCPs are to encourage and provide
guidance on building designs,
construction and demolition
techniques in general which minimise
waste generation. By and large there
are no prescribed numerical targets
incorporated in the provisions. The
concern with setting a target is
what happens if it cannot be met.
A performance standard is likely to
be more effective at maximising
recycling and reuse opportunities
over a numerical target, because they
can be tailored to the requirements of
the site and projet.
Interstate authorities have
incorporated resource recovery
objectives for C&D waste in their
respective planning controls.
However no provisions were
identified in the City of Perth,
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Brisbane and Hobart Councils
planning instruments.

2. What is best practice?
The State Governments Waste Not
DCP Model can be considered
as ‘best practice’. This model has
been widely adopted across NSW
Councils. A “Waste Not... A Model
Development Control Plan and Local
Approvals Policy” was first developed
by the Combined Sydney Regional
Organisation of Councils in 1996.
The Model Waste Not DCP draws on
this local government experience and
incorporates current best practices
and aims to facilitate sustainable
waste management within Local
Government Areas in a manner
consistent with the principles of ESD.

Stage 2 – Conclusion
Stage 2 involved researching how
other authorities, have incorporated

18

construction and demolition waste
minimisation and management
objectives into planning documents.
This was done to identify best
practice planning provisions and
processes.
Authorities included:
• SMA Councils
• City of Melbourne
• City of Brisbane
• City of Perth
• City of Adelaide
• City of Hobart

Councils with similar characteristics
to North Sydney were selected for
this exercise particularly those with
a large proportion of non residential
floorspace including City of Sydney,
Willoughby City Council, Parammatta
City Council, Newcastle City Council,
Ryde City Council, Wollongong City
Council, Waverley City Council.
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The exercise identified consistencies
across all of the NSW Councils
DCP waste related provisions for
C&D waste. This is not surprising
considering the DCP provisions
of all Councils are based on the
Environment Protection Authority
(EPA) Waste Not DCP Model.

This model incorporates Best Practice
and is used by most NSW Councils
including North Sydney, because it
meets one of the standards required
to qualify for the annual Waste and
Sustainability Improvement Payment
Scheme (WaSIP) administered by EPA.
Councils typically aim to encourage
and provide guidance on building
designs, construction and demolition
techniques in general which minimise
waste generation however there are
no prescribed targets incorporated
in the provisions except for in City Of
Sydney.
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co ns t r u c t i o n a n d demo l i t i o n was t e
S tag e 3 – R E VI E W S A N D R E CO M M EN DATI O NS
A review of the DCPs of NSW and
interstate Councils was undertaken
with a view to identify and develop
new or enhanced provisions that
will drive improvements in waste
efficiency of C & D and operational
waste compared to the current
provisions that are applied in North
Sydney. Councils that have similar
characteristics as North Sydney, were
selected for this exercise specifically
those with large proportion of non
residential floorspace.
The exercise identified consistencies
across the DCPs of the Councils
reviewed. This is not surprising
considering the DCP provisions are
based on the Waste Not DCP Model.
The model incorporates Best Practice
and is used by most NSW Councils
including North Sydney, because it
meets one of the standards required
to qualify for payment under the
WaSIP program. Of note is that many
NSW Councils apply the requirement
for a WMP across all land uses. North
Sydney only applies the requirement
to non-residential development.
The intent of local authority DCPs are
to encourage and provide guidance
on building designs, construction
and demolition techniques in general
which minimise waste generation.
On the whole there are no prescribed
targets incorporated in the provisions
reviewed. The concern with setting a
target is what happens if it cannot be
met. A performance standard is likely
to be more effective at maximising
recycling and reuse opportunities
over a numerical target, because they

can be tailored to the requirements of
the site and the project.
In the case of City of Sydney DCP2012,
which is also based on the Waste
Not Model document, new buildings
and renovations, are required to
reuse or recycle at least 80% of C&D
waste. However this practice is not
widely supported by the building
and construction industry due to
economic reasons and poor supply of
quality materials.

RECOMMENDATIONS
1.	It is recommended that the
requirement for a Waste
Management Plan dealing with
C&D waste be inserted in Section
1 – Residential Development of
draft DCP2012 so as to ensure
consistent application of C&D
waste regulation across all land
uses.

Competitive markets for recycled
content materials are limited
particularly for reasons of safety and
durability. There are no markets for
second hand plaster and frames. Cost
factor is also a barrier. Recycling C&D
waste is not generally cheaper than
landfilling because more bins are
required for separation which raises
increased skip costs and secondly,
C&D waste is usually charged
on a volume basis ($/m3), not by
weight ($/tonne) as in municipal or
domestic waste. The other concern
of developers is with site constraints
where space limitations work against
effective source separation.
Generally if the overall objectives
of resource recovery are identified
and addressed by the applicant
(developer/builder) there should be
no requirement to set recycling and
reuse targets.
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S tag e 1 – R E GUL ATO RY ENVIR O N M ENT
Stage 1 involved a review of the
Federal, State and local regulatory/
policy framework relevant to
operational waste management and
how this impacts Council’s ability to
influence waste management and
minimisation through the planning
and assessment system.

OPERATIONAL WASTE Commonwealth
The Commonwealth Government
possesses very limited authority to
introduce national legislation for
waste management and resource
recovery in general. Individual
State and Territory jurisdictions
are the primary administrators of
waste management and resource
recovery. However the role of the
commonwealth in waste policy is
evolving.
In November 2009, the Environment
Protection and Heritage Council
(EPHC) endorsed the National Waste
Policy: Less waste, more resources
(the NWP). The policy identifies a
range of issues needing attention
however there are no mandatory
requirements that will impact on
waste avoidance and resource
recovery initiatives post construction.

National Australian Built
Environmental Rating Scheme
(NABERS)
A rating tool that is being increasingly
used in the assessment of new
developments, NABERS is a voluntary
environmental rating system for
office premises. It is tailored for use
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by building owners, managers, and
building occupants. Building owners
and managers are able to report on
those aspects of the environmental
performance of the building that
are in their control including waste
generation.
A NABERS Waste rating:
• Provides market recognition
and a competitive advantage
for buildings with low waste
generation and high recycling
rates;
• Encourages best practice in the
waste practices of commercial
buildings to minimise waste to
landfill;
• It is voluntary – a rating can be
initiated by a building owner,
manager or tenant;
• Rates a building from 0 to 5
stars according to its actual
performance, based on a simple
waste audit and is compared
against the NABERS waste
benchmark;
• Can be used for the base building
(central services), whole building
or individual tenancies; and
• Allows building owners,
managers or tenants to “badge”
and promote the waste and
recycling performance of their
office.

A price on carbon
The Commonwealth Government
passed the Clean Energy legislation
that included a Carbon Pricing
Mechanism (CPM). Under the CPM
operators of facilities that generate

a particular level of greenhouse gas
emissions must make payments for
each tonne of greenhouse gas they
emit from 1 July 2012.
All landfills with total annual
greenhouse gas emissions greater
than 25,000 tonnes of carbon dioxide
equivalent (CO2-e) must pay the
carbon price on emissions from waste
received from 1 July 2012. It means
that the cost of landfilling waste has
increased as landfill operators pass
this tax on to users, thereby providing
an incentive to avoid the creation of
waste.

OPERATIONAL WASTE –
State (NSW)
Protection of the Environment
Operations Act 1997
The POEO Act defines ‘waste’ for
regulatory purposes and establishes
management and licensing
requirements along with offence
provisions to deliver environmentally
appropriate outcomes. The Act also
establishes the ability to set various
waste management requirements
via the regulation. It also includes
provisions that deal with littering
offences.

Waste Avoidance and Resource
Recovery Act 2001 (WARR ACT)
The Waste Avoidance and Resource
Recovery Act 2001 promotes waste
avoidance and resource recovery by
developing waste avoidance and
resource recovery strategies and
programs, such as the extended
producer responsibility scheme for

ATTACHMENT TO PDS01 - 13/05/13

industry. A framework for reducing
waste and making better use of
resources was introduced in 2003
- the NSW Waste Avoidance and
Resource Recovery Strategy (WARR
Strategy) - a first for Australia. It was
updated in 2007.

Having stated that, the focus of
the EPA who administer the WARR
Strategy, work in partnership with
local government to increase resource
recovery and reduce waste to meet
the targets rather than imposing
regulation.

The waste strategy:

Protection of the Environment
Operations (Waste) Regulation
2005

(a) is based on continuous
improvement and benchmarked
against international best
practice; and
(b) includes targets for waste
reduction, resource recovery
and the diversion of waste from
landfill disposal.

The Protection of the Environment
Operations (Waste) Regulation
2005 introduced a mechanism
for recognising genuine resource
recovery in NSW.

The Waste Avoidance and Resource
Recovery Strategy, sets a recovery
target for municipal waste of 66%
by 2014. North Sydney Council has
achieved 66.8%.

The Regulation also sets out
provisions covering the way waste
is managed in terms of storage and
transportation as well as reporting
and record keeping requirements for
waste facilities.

There is no specific regulation
that requires councils to meet the
objectives and targets identified in
the WARR Strategy, though the need
to meet these targets is identified in
the recently released NSW 2021 Plan.

The Waste and Sustainability
Improvement Payment Scheme is
described in Part 5A of the current
version of the Protection of the
Environment Operations (Waste)
Regulation 2005.

However the WARR Act does include
the following provision:

Through the current WaSIP Program
the NSW Government have invested
some $256 million to assist councils
in the regulated area including
North Sydney, to invest in actions
and on programs that will improve
waste avoidance, resource recovery,
the use of secondary resources and
waste management outcomes, and
that will deliver improvements in
environmental sustainability across
their local government area. Council’s
participation in the WaSIP program is
voluntary.

Section 14 Power to request
councils to report on waste strategy
compliance:
(1) The Director-General may request a
local council to provide the reasons
for any specified non-compliance
by the local council with the
objectives of the current waste
strategy.
(2) Such a request must be in writing
and must specify the date by which
the local council is requested to
provide the reasons to the DirectorGeneral.

To be eligible to receive a Waste and
Sustainability Improvement Payment
councils in the regulated area are
required to commit to meeting both
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the ongoing and current year’s WaSIP
Standards. The WaSIP Standards are
progressively updated in consultation
with an Advisory Group and the Local
Government and Shires Associations.
The WaSIP Standards are cumulative.
Councils not meeting the Standards
in any given year will not be eligible
for the Waste and Sustainability
Improvement Payment in that year,
nor future years, until all Standards
(both new and ongoing) have been
met. North Sydney Council has
complied with all the standards to
date.
One of the standards directly
applicable to the DCP review is the
Waste Not DCP Requirement of which
North Sydney have complied with.
A ‘Waste Not’ DCP or policy provides
a mechanism for councils to consider
waste minimisation and resource
recovery at the development
application stage. This includes the
provision of facilities and services
to allow the on-going separation,
storage and removal of recyclables
and waste materials. The format of
the mechanism will vary from council
to council. With some councils
providing detailed information within
the DCP while others electing to
put principles and objectives within
the DCP and reference supporting
technical documents.
According to the EPA, this document
demonstrates current best practice.
However it is not a requirement of the
WaSIP Program to include all of the
elements of the model document.
For the purposes of the Waste and
Sustainability lmprovement Payments
Program the minimum elements for
a Waste Not DCP or policy of similar
nature that must be included are:

ESD Best Practice Project – WASTE
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• a requirement to address the
management of demolition and
construction waste;
• a requirement for submission
of a waste management
plan detailing the amount of
demolition and construction
waste likely to be generated and
how these materials are to be
sorted and dealt with;
• a requirement for the on site
retention of demolition and
construction waste dockets to
confirm which facility received
the material for recycling and
disposal; and
• consideration of the facilities
required for the post completion
ongoing operation of recycling
and waste management services.
All of the above provisions are
incorporated in the current DDCP.

Controls/requirements of the
Model Waste Not DCP that is
applicable to post construction
A key component of a Waste Not
DCP includes the requirement of
developers to submit a plan as part
of the SEE showing details on how
waste will be sorted, stored and
removed for recycling and/or disposal
post construction. This information
is required to be presented in a Site
Waste Minimisation and Management
Plan (SWMMP), a template of which is
detailed at Appendix 1.
Additionally, an excerpt of the Model
Waste Not DCP which relates to post
construction is provided in Appendix
2. It is not the complete or whole
document.
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OPERATIONAL WASTE Local (North Sydney
Council)

The DCP plays a supporting role in
helping Council meet its resource
recovery objectives. Current
provisions in the DCP that relate to
the design of waste management
facilities in residential and mixed use
developments allows occupants the
opportunity to source separate their
waste stream as easily as possible.
Councils initiatives in supporting
waste reduction at the post
construction stage include the
adoption of the State Government
produced ‘Waste Not DCP Model’ into
Councils DCP provisions. Additionally,
supporting technical documents
such as the ‘Waste Handling Guide
for Designers and Builders of Houses,
Residential and Commercial Buildings’
are provided to developers. This
guide is also based on the State
Government’s ‘Better Practice Guide
for Waste Management in Multi-Unit
Dwellings’.
The general objectives and provisions
of Section 19 of the DDCP (the core
DDCP relating to waste), reflect the
goals set in the 2020 Vision. Table
3 shows all provsions related to
operational waste and which section
they apply.
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X
X
X
X

P2 Ensure space is easily accessible from each part of the
building and from the collection point

P3 Include adequate access and manouvering space, at
least an area equivalent to the combined footprint of the
bins

P4 Provide administrative arrangements for ongoing
waste management including signage

P5 Locate and design waste storage and recycling areas
to complement the streetscape

X

X

P1 Provide appropriate space on each property for temp
storage of recyclables, garbage, organics/greenwaste &
gen h/h cleanup materials

P6 All applications must be accompanied by plans which
illustrate the location of the following:
(a) A waste cupboard space
(b) A waste storage and recycling area
(c) A collection area
(d) Access for collection vehicles
(e)	Location and design of communal facilities where
relevant
(f) Management of hazardous waste where
appropriate

X

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

01 Design buildings to encourage waste minimisation
source separation, reuse and recycling

02 Commercial
development
X

01 Residential
development

Applicable DDCP Sections

S.19.4 waste facilities and management

Objectives/Provisions

table 3: north sydney draft dcp 2012 – operational waste
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X

P1 Communal on site waste storage recycling &collection
points must be provided for each development site

X

P10 Council may impose conditions on a dev. Consent to
encourage waste minisation and recycling as follows
(a) Seperate waste and recycling services should be
engaged/contracted by business operating from
premises
(b) consider providing alternatives to plastic bags for
the purposes of carrying items purchased from the
premises
(c) do not provide prepared food/drinks to customers
in any non recyclable or non biodegradable plastic
or form
X

X

P9 Sec 4 of the wmp must describe the proposed
ongoing management of waste and recycling

ESD Best Practice Project – WASTE

2.5.9 Garbage Storage

X

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

Applicable DDCP Sections

P8 Sec 3 of the wmp must describe the type of waste to
be generated at the premises, expected vol per week,
proposed onsite storage & treatment facilities destination
of waste materials

02 Commercial
development

X

01 Residential
development

P7 Sections 3 & 4 of the WMP must be completed for all
dev. Incorporating one or more of the following uses
(a) Attached dwellings
(b) Multiunit housing
(c)	Resid flat building
(d) Shop top housing
(e) Commercial premises
(f)	Industrial premises
(g) Other non resid premises

Objectives/Provisions

table 3: north sydney draft dcp 2012 – operational waste
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X

X

X

P9 More than one communal on-site waste storage and
recycling area should be provided on large or steep sites,
or where there is more than one Council collection point.

P18 Source separation must be provided within the
garbage storage area to maximise recycling and
reduction of waste sent to land fill.

P19 Food and drink premises and any other premises
involved in the storing of perishable goods are required to:
(a) provide specialised containment for food scraps;
(b) Arrange regular/daily collection of food scraps; and
(c) Provide refrigerated garbage rooms where large
volumes of perishables (such as seafood) and
infrequent collection is proposed.

X

P28 Each dwelling must be provided with a waste
cupboard within the kitchen, which is of sufficient size
to hold a single days waste and to enable separation of
garbage, recyclables and compost materials
X

X

P21 food and drink premises and any other premises
involved in the storage of perishable goods are required
to:
(a) provide specialised containment for food scraps
(b) arrange regular/daily collection of food scraps
(c) provide refrigerated garbage rooms where large
vols of perishables and infrequent collection is
proposed

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

Applicable DDCP Sections

3.4.9 Garbage Storage

X

P20 source separation must be provided within the
garbage storage area to maximise recycling and
reduction of waste sent to landfill

02 Commercial
development

X

01 Residential
development

P8 More than one communal on site waste storage and
recycling area should be provided on large or steep sites

Objectives/Provisions

table 3: north sydney draft dcp 2012 – operational waste
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X
X

X

X
X
X

X

X

O1 To minimise material usage and waste during building,
construction and demolition.

O2 To minimise the level of waste during operation
reduce new building material usage and minimise
volume of demolition materials.

P1 A Waste Management Plan for the demolition,
construction and operation of the building must be
provided in accordance with Part B: Section 19 - Waste
Management.

P2 The building should be designed to encourage waste
minimisation (e.g. source separation, reuse and recycling).

P3 Adequate recycling systems must be provided in the
design of the garbage room.

P4 Materials with long lives and low maintenance needs
are encouraged to be incorporated.

P5 Contractors and sub-contractors employed to
undertake proposed construction works and waste
removal should be educated about the waste objectives
of the development.

P6 The storage of any hazardous waste materials must be
adequately secured.

02 Commercial
development

X

01 Residential
development

S.2.6.6. & S.3.5.6 Waste Management and
Minimisation

Objectives/Provisions

table 3: north sydney draft dcp 2012 – operational waste

X

X

X

X
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X

X

X

X

X

03 Non-residential 14 Contamination 19 Waste
development in
& hazardous
minimisation &
residential zone
building materials management

Applicable DDCP Sections
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In relation to minimising Council’s
exposure to the waste levy (currently
$82.20/tonne) Council has undertaken
2 major initiatives:

scraps and garden clippings. Waste
is transformed into valued resources,
including metals, glass, paper, green
electricity and compost.

1.	Implemented a source separation
collection system that maximises
resource recovery through
provision of dedicated containers
( mobile bins) for recyclables and
mixed residual waste; and

Over 50 % of the waste material is
recovered that otherwise would
have been destined for landfill. The
type of waste processing chosen
by Council avoids the complication
of separating food waste from the
residual stream, which must be a
bonus for residents when considering
the difficulties experienced by
other Councils that have chosen the
mixed organics pathway. Council’s
diligence has resulted in maximising
waste diversion from landfill
without causing any inconvenience
to residents, business as usual
at the kerbside with maximum
environmental outcome obtained.

2. Entered into a contract for
processing of mixed residual
waste to minimise waste to
landfill.

Contract 9/2010 Waste and
Recycling Collection Contract
The service specifications
incorporated in the collection
contract have been developed
so that they are consistent with
Councils general objectives for waste
management and hence they are
consistent with the goals of Councils
2020 Vision.

Contract 21/2006- Waste Disposal
and Processing Contract
Councils current Alternative Waste
Treatment Contract processes
the residual waste collected from
residential and some commercial
properties through a UR-3R Facility
which is a world first that uses
a number of different proven
technologies to provide better
environmental outcomes for North
Sydney’s waste.
It uses a four-stage Mechanical
Biological Treatment (MBT) process
that mechanically sorts the waste
to remove recyclables and inert
materials. It then biologically treats
the organic materials such as food

This contract together with the
Councils existing waste management
and minimisation programs and
collection services have led to the
achievement of a 66.8% resource
recovery rate. This is consistent
with the goals of the 2020 Vision
Community Strategic Plan.

The Better Business Partnership
Program
The Better Business Partnership is a
regional project designed to improve
the sustainability of businesses
in the Ku-ring-gai, North Sydney
and Willoughby City Council areas.
Council works with businesses to
save money through reduced energy
and water bills and develop waste
minimisation strategies, to improve
their environmental performance and
provide promotion and recognition of
their actions. Small to medium sized
businesses can take part. So far 101
businesses in the LGA have registered
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and have become participants. This is
a voluntary program.

Discussion:
1. Does the regulatory
framework at
Commonwealth and
State levels allow scope
for intervention at the
local level to achieve
operational waste
objectives?
There is scope to adopt and go
beyond the provisions contained
in the Waste Not DCP Model. There
are no restrictions placed on Council
to enhance or add provisions that
exceed the requirements contained
in the Model document.

2. Is the LEP/DCP an
appropriate place for
regulation regarding
waste?
Operational waste management is
largely being undertaken through
the waste and recycling collection
contract. However DCP controls
enable the allocation of accesible
space on premises for the separation
of waste and removal by collection
contractors. It can provide residents
and the wider community with the
opportunity to recover resources
through ensuring the design of the
garbage bay handling facilities is
done in a manner that makes it easy
for them to recycle their waste.

ESD Best Practice Project – WASTE
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3. Do existing provisions
meet Council’s goals and
objectives regarding
waste? In all zones? For
all development types?
Council’s DCP, if appropriately
implemented, will help facilitate
waste management and minimisation
in the North Sydney area. However,
it is noted that the need to submit a
WMP in accordance with Section 19 is
not included in section 1 – Residential
Development. This could potentially
result in substandard waste
management practices in residential
developments. There are potentially
other areas for improvement
including in the design and allocation
of sufficient space for the collection
of household cleanup materials in
residential developments so that the
current practice of waste deposited
on the kerb for collection is addressed
in new developments. Commercial
and mixed use developments require
clearer provisions that address on
site storage of waste presented for
collection. Currently, there are health
and amenity issues associated with
bins being presented in laneways
in commercial zones. There is also
the issue of environmental noise
associated with the collection of
garbage in mixed zones that requires
a provision restricting times of
collection for all development types
in all zones.
Council’s Waste Not DCP can
only reach its full potential if
enforcements and monitoring act
in a complementary fashion. Unless
there is a visible and meaningful
commitment to pursuing compliance,
the DCP will not be given appropriate
consideration by developers and
builders.
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Stage 1 – Conclusion

The regulatory framework at
Federal and State levels allows
scope for intervention at the local
level to achieve operational waste
objectives. There are no regulatory
requirements that restrict Councils
ability to influence operational waste
management and minimisation
outcomes in residential and non
residential developments through the
use of planning instruments.
Councils existing DDCP provisions
relating to post construction
waste are based on the Waste
Not DCP model developed by
the Environmental Protection
Authority (EPA) as part of the
State Governments Waste and
Sustainability Improvement Program
payment incentive scheme.
According to the EPA, this document
demonstrates current best practice.
Most of the recommended provisions
in the model DCP are incorporated in
the current DDCP.
In any case the adoption of the
Waste Not DCP is not a legislative
requirement, it is one of many
standards that Councils are required
to meet in order to qualify for the
annual WaSIP payment, which is an
economic incentive tool to drive
improvements in waste avoidance
and resource recovery. There is scope
to intervene at the local level to
further improve existing provisions,
particularly for non residential
development.
Stage 2 will seek to investigate
whether North Sydney Council
should seek to utilise this scope.
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oper at i o na l was t e
S tag e 2 – B es t Pr ac t i ce Loca l Au t ho r i t y
I n i t iat i v es
Local Authority
Initiatives in
operational waste nsw
A review of DCPs of NSW Councils
was undertaken with a view to
identify best practice provisions and
processes.
Councils with similar characteristics
to North Sydney were selected for
this exercise specifically those with
large proportion of non residential
floorspace including:
• City of Sydney (CoS) DCP 2012;
• Willoughby DCP 2006;
• Paramatta DCP 2011;
• Newcastle DCP 2005/draft DCP
2011;
• Ryde DCP 2010;
• Wollongong DCP 2009; and
• Waverley DCP 2010.
The exercise identified consistencies
amongst all the Councils waste
minimisation related provisions
across all development types since
all of the Councils incorporated the
recommended provisions of the EPA’s
Waste Not DCP Model into their DCPs.
This model incorporates Best
Practice and is used by most NSW
Councils including North Sydney,
mainly because it meets one of the
standards required to qualify for
the annual Waste and Sustainability
Improvement Payment Scheme
(WaSIP) administered by the EPA.
The Waste Not DCP Model is applied

consistently across the Councils
reviewed. A key component includes
the requirement of developers to
submit a plan as part of the SEE
showing details on how waste will
be sorted, stored and removed
for recycling and/or disposal post
construction.
The ‘Waste Not’ DCP is a mechanism
for councils to consider waste
minimisation and resource recovery
for the provision of facilities and
services to allow the on-going
separation, storage and removal
of recyclables and waste materials
post construction. The format of
the mechanism varies from council
to council. With some councils
providing detailed information within
the DCP while others electing to
put principles and objectives within
the DCP and reference supporting
technical documents such as the
‘Waste Handling Guide for Designers
and Builders of Houses, Residential
and Commercial Buildings’ in the case
of North Sydney. This guide is also
based on the State Government’s
‘Better Practice Guide for Waste
Management in Multi-Unit Dwellings’.
Many councils, especially those in
metropolitan Sydney have used
this document as a basis to develop
locally relevant development control
plans or policies as it is regarded
as Best Practice and is a standard
required to be met to qualify for a
payment under the WASIP program.
Further to the Waste Not DCP, City of
Sydney are proposing to develop a

Green Infrastructure Masterplan by
considering the cost and benefits of
incorporating waste infrastructure
into Green Square for large scale
developments that will compliment
their proposed tri-generation and
advanced waste treatment plants. In
2010 the City of Sydney commenced
the preparation of an Alternative
Waste Facility business case and an
Advanced Waste Collection Master
Plan. New development will be
required to be consistent with the
direction of these documents when
available.

Local Authority
Initiatives in
operational waste interstate & overseas
Requirements for sustainable waste
management are generally rare in
planning schemes. Where they do
exist, they focus on the provision of
adequate and accessible space for
waste storage and segregation space.
The review of interstate Councils
showed that energy and carbon
are the resources most commonly
addressed in planning schemes.
Generally the focus for waste
management was from the point
of storage and access requirements
rather than resource recovery.

City of Melbourne
Under the City of Melbourne Planning
Scheme a planning permit requires
a waste management plan to be
submitted.

ESD Best Practice Project – WASTE
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In its current form, the CoM’s
‘Guidelines for Preparing a Waste
Management Plan’ has limited
coverage (residential only) and uptake
(CoM applications only).
While this is not a provision of the
planning scheme, anecdotally,
applicants are willing to produce
these plans. The waste management
plans focus on the functional space
and hygiene requirements for
developments, which are essential
to enable collection and recycling.
These plans are presently not
explicitly aligned to the Eco City goals
for resource efficiency.
For residential developments,
the CoM’s guidelines for waste
management plans address waste
storage and vehicle access issues
specific to the inner urban context
of Melbourne and high density
development.
CoM is looking to expand its
guidelines to address other
development types, including
developments where building owners
are likely to engage commercial waste
contractors. Even where commercial
contractors are used, there will be
impacts of vehicle access (e.g. noise,
congestion) and future changes in
waste collection arrangements.
Sustainability Victoria has produced
a comprehensive guide called,
‘Best Practice Guide for waste
management in multi-unit
developments’. The guide ‘provides
guidance on matters not fully
addressed in planning controls,
however it does not supersede
state and local planning control
requirements.
Currently, the CoM’s ‘Guidelines for
preparing a waste management
plan’ refers applicants to the draft of
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Sustainability Victoria’s publication.
A waste management plan is a
Council requirement for large or
complex developments. For waste
management, the targets proposed
for office, residential, education and
retail are based on good practice
guidelines for space and access
provision, as it is difficult to link
data available at design stage to
operational performance targets such
as the waste eco-city goal.

City of Brisbane
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should be provided within all
new development;

•

A dedicated area for the
collection and sorting of
construction waste and the
recycling of building materials
during construction as
appropriate to the size and
nature of the development
should be provided and
screened from public view;
and

•

Development greater than
2000 square metres of total
floor area should manage
waste by:

The provisions in Brisbane’s City
Plan are not focused on waste
minimisation;

− containing a dedicated
area for the collection and
sorting of construction
waste;

• Waste disposal and collection
areas must be unobtrusive,
and adverse impacts on
neighbouring properties must be
mitigated;

− recyclable building
materials;

• Garbage bin storage and
collection areas are located on
site and are screened from view;
• For buildings of ten or more units,
on–site bin storage:
− is not located within 5m of
a property boundary;
− is located where it can
be accessed by refuse
collection services;
− is located within the main
building.

City of Adelaide
Adelaide City Development Plan 2011
encourages development which
supports high local environmental
quality, promotes waste minimisation,
re-use and recycling.
Principles of development control
include:
•

A dedicated area for on-site
collection and sorting of
recyclable materials and refuse

− on-site storage and
management of waste; and
− disposal of non-recyclable
waste.

City of Hobart
City of Hobart’s Planning Scheme
contains a broad provision;
•

P.17 Requirements regarding
any matter affecting
probable effects upon energy
consumption, microclimate,
or the prevention of
environmental pollution by
waste matter or noise, may
be imposed as conditions
for approval of any new or
changed use or development
of land and buildings.

Overseas
Overseas Planning mechanisms
are often linked to rating schemes,
which address a suite of sustainability
issues but not specific to a particular
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resource. In the United States
particularly, LEED appears to be
the defacto tool for requiring and
assessing sustainability performance.
In the UK, over 100 local authorities
require non-domestic buildings
to be BREEAM certified (residential
buildings are usually covered by the
Code for Sustainable Homes).

Discussion:

2. What is best practice?

1. How have local
authorities in NSW,
other States and
Territories and overseas
incorporated operational
waste objectives into
planning processes?

Best practice waste management
establishes the design, provision
and maintenance of services and
infrastructure that enable garbage,
recycling, organics and bulky waste
services to be made in the best
possible way to improve resource
recovery.

Minimum targets are usually set for
carbon or energy, and water, and
rarely waste across most tools.

The local authorities in NSW have
incorporated the State Governments
Waste NOT DCP Model into
their DCPs for post construction
operational waste management.
Many councils have used this
document as a basis to develop
development control plans or policies
as it is regarded as Best Practice and
is a standard required to be met
to qualify for a payment under the
WASIP program.

In Seoul mandatory installation of
automated waste collection systems
(e.g. Envac) are required above
particular development thresholds.
Similar requirements exist in
Stockholm, Sweden and Barcelona.
The Automated Waste System
involves a mechanical system
which uses a vacuum to transport
waste via tube network, has specific
design elements which need to be
considered if introduced components
of the system include:
− inlets;
− pipe network;
− collection station.
Design considerations include
system capacity and infrastructure
requirements for the pipe system.
In the Fentai District of Beijing, China,
planning provisions set site specific
performance targets and technical
requirements for each block - 100%
waste collection and classification
and a reduction in domestic waste
generation to 0.8kg/p/day with 70%
of domestic waste to be recycled
and reused. Targets are based on
modelling of whole district to meet
overall targets.

Further to the Waste Not DCP, City of
Sydney are proposing to develop a
Green Infrastructure Masterplan by
considering the cost and benefits of
incorporating waste infrastructure
into Green Square for large scale
developments that will compliment
their proposed tri-generation and
advanced waste treatment plants.
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Best practice waste management can
also help maintain a development’s
aesthetic appeal and efficient
management. Facilities for garbage,
recycling and organics are essential
aspects of a building that are often
overlooked or undervalued. If
designed and managed properly,
they are virtually invisible to the
occupants.
If designed or managed poorly, they
are a perpetual irritation, which can
become worse as the building ages.
Planning at the design stage is
essential; it can save a great deal
of difficulty and inconvenience for
residents, building managers, council
and collectors throughout the life
of the building. North Sydney’s
provisions are based on the Best
Practice Waste Not DCP Model
developed by the EPA. The provisions
in North Sydney’s DDCP are also
incorporated in most NSW Councils
DCPs.

ESD Best Practice Project – WASTE
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Stage 2 – Conclusion
Stage 2 involved researching how
other authorities, both in Australia
and overseas, have incorporated
operational waste minimisation
and management objectives into
planning documents. This was done
to identify best practice planning
provisions and processes.
Authorities included:
• SMA Councils;
• City of Melbourne;
• City of Brisbane;
• City of Perth;
• City of Adelaide;
• City of Hobart;
• Seoul, Korea; and
• Fentai District, Beijing, China.
SMA councils with similar
characteristics to North Sydney were
selected for this exercise specifically
those with large proportion of non
residential floorspace including City
of Sydney, Willoughby City Council,
Parammatta City Council, Newcastle
City Council, Ryde City Council,
Wollongong City Council, Waverley
City Council.
The exercise identified consistencies
amongst all the Councils waste
management and minimisation
related provisions across all
development types since all of
the Councils incorporated the
recommended provisions of the
Waste Not DCP Model into their DCPs.
This model incorporates Best
Practice and is used by most NSW
Councils including North Sydney,
mainly because it meets one of the
standards required to qualify for the
annual WaSIP payment.
Generally requirements for
sustainable waste management
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are rare in planning schemes of
the interstate authorities reviewed.
Where they do exist, they focus
on the provision of adequate and
accessible space for waste storage
and segregation space and hygiene
requirements. The review of interstate
Councils showed that energy and
carbon are the resources most
commonly addressed in planning
schemes.
Generally the focus for waste
management was from the point
of storage and access requirements
rather than resource recovery.
Overseas planning mechanisms
are often linked to rating schemes,
which address a suite of sustainability
issues but not specific to a particular
resource. In some jurisdictions
minimum targets are usually set for
carbon or energy, and water, and
rarely waste across most tools.
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oper at i o na l was t e
S tag e 3 – r e v i ews a n d r ecommen dat i o ns
A review was undertaken of NSW
Councils DCP waste related provisions
with a view to identify and develop
new or enhanced provisions that
will drive improvements in waste
efficiency of developments post
construction, compared to current
practice at North Sydney. Councils
with similar characteristics to North
Sydney, were selected for this
exercise specifically those with a
large proportion of non residential
floorspace including City of Sydney,
Willoughby City Council, Parammatta
City Council, Newcastle City Council,
Ryde City Council, Wollongong City
Council, Waverley City Council.
The exercise identified consistencies
amongst all the Councils waste
management and minimisation
related provisions across all
development types since all of the
Councils reviewed incorporated the
recommended provisions of the
Waste Not DCP Model into their DCPs.
This model incorporates Best
Practice and is used by most NSW
Councils including North Sydney,
mainly because it meets one of the
standards required to qualify for
the annual Waste and Sustainability
Improvement Payment Scheme
(WaSIP) administered by the EPA.
This model has been widely adopted
across NSW Councils and also used
in Codes and Guides published by
Sustainability Victoria.
Generally requirements for
sustainable waste management
are rare in planning schemes of
the interstate authorities reviewed.

Where they do exist, they focus
on the provision of adequate and
accessible space for waste storage
and segregation space and hygiene
requirements rather than resource
recovery. The review of interstate
Councils showed that energy and
carbon are the resources most
commonly addressed in planning
schemes.
Overseas planning mechanisms
are often linked to rating schemes,
which address a suite of sustainability
issues but not specific to a particular
resource. In some jurisdictions
minimum targets are usually set for
carbon or energy, and water, and
rarely waste across most tools.

and environmental standards has
been established and provides the
basis for maximum performance
in the years ahead, particularly as
technologies become more reliable
and cost effective.

RECOMMENDATIONS
1.	It is recommended that the
requirement for a Waste
Management Plan dealing with
operational waste be inserted
in Section 1 – Residential
Development of draft DCP
2012 so as to ensure consistent
application of operational waste
regulation across all land uses.

There appears to be nothing of value
in the DCPs of other Councils that is
not already adequately addressed in
North Sydney Councils DDCP.
Whilst the current DDCP provisions for
waste are considered best practice,
there is scope to expand some of
the existing North Sydney provisions
across all development types for
post construction operational waste,
specifically residential development.
Beyond providing for waste
separation via the adoption of the
Waste Not Model DCP Council has
established a system of collection
and processing that delivers disposal
security, price certainty and one that
residents are comfortable using to
achieve maximum environmental
and commercial benefit (best
practice). The important issue is
that the correct structure in terms of
contractual, regulatory, commercial
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A ppe n d i x 1 – si t e was t e m i n i m isat i o n &
ma nag emen t pl a n t empl at e
Applicant and project details (All Developments)
Applicant Details
Application No.
Name
Address
Phone number(s)
Email
Project Details
Address of development
Existing buildings and
other structures currently
on the site
Description of proposed
development

This development achieves the waste objectives set out in the DCP. The details on this form are the provisions and intentions for
minimising waste relating to this project. All records demonstrating lawful disposal of waste will be retained and kept readily
accessible for inspection by regulatory authorities such as council, EPA or WorkCover NSW.
Name
Signature
Date
Demolition (All Types of Development)
Address of development:

Refer to the DCP for objectives regarding demolition waste.
Most favourable
Least favourable
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Reuse
Type of waste
generated

Estimate Volume (m3)
or Weight (t)

recycling
Estimate Volume (m3)
or Weight (t)
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disposal
Estimate Volume (m3)
or Weight (t)

Specify method of on
site reuse, contractor
and recycling outlet
and/or waste depot
to be used

Excavation material
Timber (specify)
Concrete
Bricks/pavers
Tiles
Metal (specify)
Glass
Furniture
Fixtures and fittings
Floor coverings
Packaging (used
pallets, pallet wrap)
Garden organics
Containers (cans,
plastic, glass)
Paper/cardboard
Residual waste
Hazardous/special
waste e.g. asbestos
(specify)
Other (specify)
Construction (All Types of Development)
Address if development:

Refer to the DCP for objectives regarding construction
Most favourable
Least favourable
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Ongoing Operation (Applicable to Residential, Multi Unit, Commercial, Mixed Use and Industrial)
Address of development:

Show the total volume of waste expected to be generated by the development and the associated waste storage
requirements.
recyclables

compostables residual
waste*

other

paper/
metals/
cardboard plastics/
glass
Amount generated
(L per unit per day)
Amount generated
(L per development per
week)
Any reduction due to
compacting equipment
Frequency of collections
(per week)
Number and size of
storage bins required
Floor area required for
storage bins (m2)
Floor area required for
manoeuvrability (m2)
Height required for
manoeuvrability (m)

* Current ‘non-recyclables’ waste generation rates typically include food waste that might be further separated for
composting.

36

ATTACHMENT TO PDS01 - 13/05/13

Page 205

37

Construction Design (All Types of Developments)
Outline how measures for waste avoidance have been incorporated into the design, material purchasing and
construction techniques of the development (refer to Section 3.2 of the DCP):
Materials

Lifecycle

Detail the arrangements that would be appropriate for the ongoing use of waste facilities as provided in the
development. Identify each stage of waste transfer between residents’ units/commercial tenancies and loading into
the collection vehicle, detailing the responsibility for and location and frequency of, transfer and collection.
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A PPE N D IX 2: M odel ‘ Was t e Not ’
D e v elopmen t Co n t r o l Pl a n (D CP)
The below information is specific
extracts from the Model Waste Not
DCP which relates to the ESD Best
Practise Project. It is not the complete
or whole document.

Development Generally
Site Waste Minimisation and
Management Plans
A SWMMP must be submitted for
all types of development including
demolition, construction and
ongoing use of the site/premises.
In doing so, the SWMMP nominates
operational procedures and measures
to minimise and manage waste
generated during demolition,
construction and ongoing use of the
site/premises once the development
is complete.
Where a DA is required, with or
without the need for a Construction
Certificate (CC), a SWMMP must
be submitted at development
application stage. Where only a
CC is required, a SWMMP shall be
submitted at the construction
certificate stage.
An alternative method is to require
the majority of the SWMMP at
DA stage, but accept details for
construction waste to be submitted
with the CC when it is more likely
that the builder has been appointed.
A benefit of this staged SWMMP
approach can be closer involvement
of the builder and building certifier/
inspector in formulation, approval
and monitoring of SWMMPs. However
discussion with council’s building
section should be undertaken before
adopting this alternative.
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Assessment Criteria/Controls for All
Development
Demolition of Buildings or Structures
A completed SWMMP shall
accompany the demolition
application and must;
• Pursue adaptive reuse
opportunities of buildings/
structures.
• Identify all waste likely to
result from the demolition,
and opportunities for reuse of
materials.
• Facilitate reuse/recycling by using
the process of ‘deconstruction’,
where various materials are
carefully dismantled and sorted.
• Reuse or recycle salvaged
materials onsite where possible.
• Allocate an area for the storage
of materials for use, recycling and
disposal (giving consideration
to slope, drainage, location of
waterways, stormwater outlets,
vegetation, and access and
handling requirements).
• Provide separate collection bins
or areas for the storage of residual
waste.
• Clearly ’signpost’ the purpose
and content of the bins and
storage areas.
• Implement measures to prevent
damage by the elements, odour
and health risks, and windborne
litter.
• Minimise site disturbance, limiting
unnecessary excavation.

When implementing the SWMMP the
applicant must ensure:
• Footpaths, public reserves, street
gutters are not used as places
to store demolition waste or
materials of any kind without
Council approval.
• Any material moved offsite
is transported in accordance
with the requirements of the
Protection of the Environment
Operations Act (1997).
• Waste is only transported to a
place that can lawfully be used as
a waste facility.
• Generation, storage, treatment
and disposal of hazardous waste
and special waste (including
asbestos) is conducted in
accordance with relevant waste
legislation administered by the
EPA and relevant Occupational
Health and Safety legislation
administered by WorkCover NSW.
• Evidence such as weighbridge
dockets and invoices for waste
disposal or recycling services are
retained.
Note: Materials that have an existing
reuse or recycling market should not
be disposed of in a landfill. Figure
1 provides a list of some potential
reuse/recycling options. Reuse and
recycling opportunities are decreased
when asbestos is not carefully
removed and segregated from other
waste streams.

ATTACHMENT TO PDS01 - 13/05/13

Page 207

materials

reuse/recycling potential

Concrete

Reused for filling, levelling or road base

Bricks and Pavers

Can be cleaned for reuse or rendered over or crushed for use in landscaping
and driveways

Roof Tiles

Can be cleaned and reused or crushed for use in landscaping and driveways

Untreated Timber

Reused as floorboards, fencing, furniture, mulched or sent to second hand
timber suppliers

Treated Timber

Reused as formwork, bridging, blocking and propping, or sent to second hand
timber suppliers

Doors, Windows, Fittings

Sent to second hand suppliers

Glass

Reused as glazing or aggregate for concrete production
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Metals (fittings, appliances and wiring) Removal for recycling
Synthetic Rubber (carpet underlay)

Reprocessed for use in safety devices and speed humps

Significant Trees

Relocated either onsite or offsite

Overburden

Power screened and used as topsoil

Garden Waste

Mulched, composted

Carpet

Can be sent to recyclers or reused in landscaping

Plasterboard

Removal for recycling, return to supplier

Figure 1: Examples of demolition materials and potential reuse/recycling opportunities from the Model Waste Not DCP
Construction of Buildings or
Structures
The Waste Not DCP requires builders/
developers to undertake the
following:
• A completed Site Waste
Minimisation and Management
Plan (SWMMP) shall accompany
the application.
• Note: The type of construction
determines whether a
development application,
construction certificate or
complying development
statement is required. In all cases
a SWMMP must be completed.
• Estimate volumes of materials to
be used and incorporate these

volumes into a purchasing policy
so that the correct quantities
are purchased. For small-scale
building projects see the rates
in Appendix B Waste/Recycling
Generation Rates of the Waste
Not DCP, for a guide.
• Identify potential reuse/
recycling opportunities of excess
construction materials.
• Incorporate the use of
prefabricated components and
recycled materials.
• Arrange for the delivery of
materials so that materials are
delivered ’as needed’ to prevent
the degradation of materials
through weathering and
moisture damage.

• Consider organising to return
excess materials to the supplier or
manufacturer.
• Allocate an area for the storage
of materials for use, recycling
and disposal (considering slope,
drainage, location of waterways,
stormwater outlets and
vegetation).
• Arrange contractors for the
transport, processing and
disposal of waste and recycling.
Ensure that all contractors are
aware of the legal requirements
for disposing of waste.
• Promote separate collection bins
or areas for the storage of residual
waste.
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• Clearly ’signpost’ the purpose
and content of the bins and
storage areas.
• Implement measures to prevent
damage by the elements, odour
and health risks, and windborne
litter.
• Minimise site disturbance and
limit unnecessary excavation.
• Ensure that all waste is
transported to a place that can
lawfully be used as a waste
facility.
• Retain all records demonstrating
lawful disposal of waste and
keep them readily accessible
for inspection by regulatory
authorities such as council, EPA or
WorkCover NSW.
Development-Specific Assessment
Criteria/Controls
Single Dwellings, Semi-Detached
and Dual Occupancy
The design of waste and recyclables
storage areas within the home and
property affect ease of use, amenity,
the movement and handling of waste
for the life of the development

Control/Requirements
Plans submitted with the SWMMP
must show:
• The location of an indoor waste/
recycling cupboard (or other
appropriate storage space) for
each dwelling.
• The location of an onsite waste/
recycling storage area for each
dwelling, that is of sufficient size
to accommodate Council’s waste,
recycling and garden waste bins.
Indicative bin sizes are shown in
Appendix C Indicative Bin Sizes of
the Waste Not DCP.
• An identified onsite location for a
compost container.
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• An identified kerbside collection
point for the collection and
emptying of Council’s waste,
recycling and garden waste bins.

• Waste containers are to be stored
in a suitable location so as to
avoid vandalism, nuisance and
adverse visual impacts.
• A designated area for
composting that should not
impact on adjoining properties.
• Where possible, the waste/
recycling storage area should
be located in the rear yard and
minimise the distance of travel to
the collection point.
• The waste storage area is to
be easily accessible and have
unobstructed access to Council’s
usual collection point.
• There should be sufficient space
within the kitchen (or an alternate
location) for the interim storage
of waste and recyclables.
• The placement of bins for
collection at the nominated
collection point should ensure
adequate traffic and pedestrian
safety is maintained.
Note: It is the responsibility of
dwelling occupants to move bins
to the identified collection point
no earlier than the evening before
collection day and to then return the
bins to their storage area no later than
the evening of collection day. Bins are
to remain in their on-site storage area
at all other times.
Multi-Unit Dwellings (Town Houses,
Flats and Villas)
The design of waste and recycling
storage areas within the unit and
property affects ease of use, amenity,
movement and handling of waste for
the life of the development. Multiple
households within the property
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increase challenges with regard
to waste volumes, ease of access
and operation of waste sorting and
removal systems. Resources such as
the Better Practice Guide for Waste
Management in Multi-Unit Dwellings
should be used to inform design of
multi-unit dwellings.

Note to Council Planners: The
Better Practice Guide for Waste
Management in Multi-Unit Dwellings
gives detailed information about
waste recycling/storage rooms and
facilities. The Guide was substantially
reviewed in 2007 and is available on
the EPA website. Further updates will
be published as information from
social research and waste stream
audits become available

Control/Requirements
Plans submitted with a development
application must show:
• The location of an indoor waste/
recycling cupboard (or other
appropriate storage space) for
each dwelling.
• The location of individual
waste/recycling storage areas
(such as for townhouses and
villas) or a communal waste/
recycling storage room(s) able to
accommodate Council’s waste,
recycling and garden waste bins.
• The location of any garbage
chute(s) and interim storage
facilities for recyclable materials.
• The location of any service rooms
(for accessing a garbage chute)
on each floor of the building.
• The location of any waste
compaction equipment.
• An identified location for
individual compost containers or
communal compost container.
• An identified collection point for
the collection and emptying of
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Council’s waste, recycling, garden
waste bins and bulk household
cleanup material.
• The path of travel for moving
bins from the storage area to
the identified collection point (if
collection is to occur away from
the storage area).
• The on-site path of travel for
collection vehicles (if collection
is to occur on-site), taking into
account accessibility, width,
height and grade.
• Systems should be designed to
maximise source separation and
recovery of recyclables.
• Waste management systems
should be designed and
operated to prevent the potential
risk or injury or illness associated
with the collection, storage and
disposal of wastes.
The following minimum collection
and storage facilities shall be
provided:
• Each dwelling unit should be
provided with an indoor waste/
recycling cupboard (or other
appropriate storage space) for
the interim storage of a minimum
one day’s garbage and recycling
generation.
• Residential flat buildings must
include communal waste/
recycling storage facilities in the
form of a waste/recycling storage
room (or rooms) designed in
accordance with Appendix D
of the Waste Recycling/Storage
Rooms in Multi-Unit Dwellings
and the Better Practice Guide for
Waste Management in Multi-Unit
Dwellings.
• Multi-unit housing in the form
of townhouses and villas must
include either individual waste/
recycling storage areas for

each dwelling or a communal
facility in the form of a waste/
recycling storage room (or
rooms) designed in accordance
with Appendix D of the Waste
Recycling/Storage Rooms in
Multi-Unit Dwellings and the
Better Practice Guide for Waste
Management in Multi-Unit
Dwellings.
• Space must be provided
for an individual compost
container for each dwelling
(such as in townhouse and
villa developments) or for a
communal compost container;
the siting of which will have
regard to potential amenity
impacts.
• The waste/recycling storage
area(s) or room(s) must be of
a size that can comfortably
accommodate separate garbage,
recycling and garden waste
containers at the rate of Council
provision.
• For multi-storey developments
that include ten or more
dwellings, a dedicated room or
caged area must be provided
for the temporary storage of
discarded bulky items which are
awaiting removal. The storage
area must be readily accessible to
all residents and must be located
close to the main waste storage
room or area.
The following location and design
criteria shall apply to collection and
storage facilities:
• In townhouse and villa
developments with individual
waste/recycling storage areas,
such areas should be located
and designed in a manner which
reduces adverse impacts upon
neighbouring properties and
upon the appearance of the
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premises.
• There must be an unobstructed
and Continuous Accessible
Path of Travel (as per Australian
Standard 1428 Design for Access
and Mobility - 2001) from the
waste/recycling storage area(s) or
room(s) to:
− the entry to any Adaptable
Housing (as per Australian
Standard 4299 Adaptable
Housing - 1995)
− the principal entrance to each
residential flat building
− the point at which bins are
collected/emptied.
• Communal waste storage areas
should have adequate space to
accommodate and manoeuvre
Council’s required number of
waste and recycling containers.
• Each service room and storage
area must be located for
convenient access by users and
must be well ventilated and well
lit.
• Where site characteristics,
number of bins and length of
street frontage allow, bins may
be collected from a kerbside
location ( not in north Sydney).
In instances where kerbside bin
collection is not appropriate, bins
must be collected onsite. Bins
that are collected onsite are to be
collected either from their usual
storage point or from an onsite
temporary holding area located
inside the property boundary
and close to a property entrance.
• Where bins cannot be collected
from a kerbside location or from
a temporary holding area located
immediately inside the property
boundary, the development must
be designed to allow for on-site
access by garbage collection
vehicles (of dimensions detailed
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within Appendix E Garbage
Truck Dimensions for Residential
Waste Collection of the Waste
Not DCP). In these instances, the
site must be configured so as to
allow collection vehicles to enter
and exit the site in a forward
direction and so that collection
vehicles do not impede general
access to, from or within the site.
Access driveways to be used by
collection vehicles must be of
sufficient strength to support
such vehicles.
Note: As a minimum requirement
for collection vehicle access, Council
will require indemnity against claims
for loss or damage to the pavement
or other driving surface. Council
may also require indemnity against
liabilities, losses, damages and any
other demands arising from any
on-site collection service. In all cases,
a hazard assessment will need to be
conducted prior to Council agreeing
to undertake the service.
• Should a collection vehicle be
required to enter a property,
access driveways and internal
roads must be designed in
accordance with Australian
Standard 2890.2 Parking Facilities
– Off-Street Commercial Vehicle
Facilities – 2002.
• If Council waste collectors and/
or waste collection vehicles are
required to enter a site for the
purpose of emptying bins, then
site specific arrangements must
be in place.
• If bins need to be moved
from normal storage areas
to a different location for
collection purposes, it is the
responsibility of agents of the
owners’ corporation to move the
bins to the collection point no
earlier than the evening before
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collection day and to then return
the bins to their storage areas
no later than the evening of
collection day. Bins are to remain
in their on-site storage areas at all
other times.
• Residents should have access
to a cold water supply for
the cleaning of bins and the
waste storage areas. Storage
areas should be constructed
and designed to be weather
proof and easy to clean, with
wastewater discharged to sewer.
• The design and location of waste
storage areas/facilities should be
such that they compliment the
design of both the development
and the surrounding streetscape.
• Developments containing four or
more storeys should be provided
with a suitable system for the
transportation of waste and
recyclables from each storey to
waste storage/collection areas.

• Garbage chutes must be
designed in accordance within
Appendix F Garbage Chutes,
the Building Code of Australia
and Better Practice Guide for
Waste Management in Multi-Unit
Dwellings of the Waste Not DCP.
Garbage chutes are not suitable
for recyclable materials and must
be clearly labelled to discourage
improper use. Alternative interim
disposal facilities for recyclables
should be provided at each point
of access to the garbage chute
system.
The following management
responsibilities shall be addressed:
• Agents of the owners’
corporation must take
responsibility for the
management of waste and
recyclable materials generated
upon the site. Arrangements
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must be in place in regards to the
management, maintenance and
cleaning of all waste/recycling
management facilities.

Commercial Developments and
Change of Use (Shops, Offices, Food
Premises, Hotels, Motels, Licensed
Clubs, Education Establishments,
Entertainment Facilities and
Hospitals)
A range of non-residential uses
present an array of unique waste
minimisation opportunities and
management requirements. Flexibility
in size and layout is often required
to cater for the different needs of
multiple tenants as well as future
changes in use.

Controls/Requirements
A completed Site Waste Minimisation
and Management Plan (SWMMP) shall
accompany the application.
Note: The nature of the
development or change in use will
determine whether a development
application or construction certificate
is required. In all cases a SWMMP
must be completed. Maximum waste
minimisation and management
benefits are achieved when the
SWMMP is considered from the
earliest stages of the development.
Plans submitted with the SWMMP
must show:
• The location of the designated
waste and recycling storage
room(s) or areas, sized to meet
the waste and recycling needs of
all tenants.
• The location of temporary waste
and recycling storage areas
within each tenancy. These are
to be of sufficient size to store a
minimum of one day’s worth of
waste.
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• An identified collection point
for the collection and emptying
of waste, recycling and garden
waste bins.
• The path of travel for moving
bins from the storage area to
the identified collection point (if
collection is to occur away from
the storage area).
• The on-site path of travel for
collection vehicles (if collection is
to occur on-site).
• There must be convenient access
from each tenancy to the waste/
recycling storage room(s) or
area(s). There must be step-free
access between the point at
which bins are collected/emptied
and the waste/recycling storage
room(s) or area(s).
• Every development must include
a designated waste/recycling
storage area or room(s) (designed
in accordance with Appendix G
Commercial/Industrial Waste and
Recycling Storage Areas of the
Waste Not DCP).
• Depending upon the size and
type of the development, it
may be necessary to include a
separate waste/recycling storage
room/area for each tenancy.
• All commercial tenants must
keep written evidence on site of
a valid contract with a licensed
waste contractor for the regular
collection and disposal of the
waste and recyclables that are
generated on site.
• Between collection periods,
all waste/recyclable materials
generated on site must be kept
in enclosed bins with securely
fitting lids so the contents are
not able to leak or overflow. Bins
must be stored in the designated
waste/recycling storage room(s)
or area(s).

• Arrangements must be in all
parts of the development for
the separation of recyclable
materials from general waste.
Arrangements must be in all
parts of the development for
the movement of recyclable
materials and general waste to
the main waste/recycling storage
room/area. For multiple storey
buildings, this might involve the
use of a goods lift.
• The waste/recycling storage
room/area must be able to
accommodate bins that are of
sufficient volume to contain the
quantity of waste generated (at
the rate described in Appendix
B Waste/Recycling Generation
Rates of the Waste Not DCP)
between collections.
• The waste/recycling storage
room/area must provide separate
containers for the separation of
recyclable materials from general
waste. Standard and consistent
signage on how to use the waste
management facilities should be
clearly displayed.
• The type and volume of
containers used to hold waste
and recyclable materials must be
compatible with the collection
practices of the nominated waste
contractor.
• Waste management facilities
must be suitably enclosed,
covered and maintained so as
to prevent polluted wastewater
runoff from entering the
stormwater system.
• Where possible, waste/recycling
containers should be collected
from a rear lane access point
(North Sydneys requirements
re no bins presented on actual
laneways). Consideration should
be given to the time of day at
which containers are collected so
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as to minimise adverse impacts
upon residential amenity,
pedestrian movements and
vehicle movements.
• The size and layout of the waste/
recycling storage room/area must
be capable of accommodating
reasonable future changes in use
of the development.
• A waste/recycling cupboard must
be provided for each and every
kitchen area in a development,
including kitchen areas in hotel
rooms, motel rooms and staff
food preparation areas. Each
waste/recycling cupboard must
be of sufficient size to hold a
minimum of a single day’s waste
and to hold separate containers
for general waste and recyclable
materials.
• Premises that discharge trade
wastewater must do so only
in accordance with a written
agreement from the local
sewer authority. In the Sydney
Metropolitan Area (SMA) this
is Sydney Water. Sydney Water
defines trade wastewater as
“any liquid, and any substance
contained in it, which may be
produced at the premises in
an industrial and commercial
activity, but does not include
domestic wastewater (e.g.
from hand-basins, showers and
toilets).”
• Premises which generate at least
50 litres per day of meat, seafood
or poultry waste must have that
waste collected on a daily basis
or must store that waste in a
dedicated and refrigerated waste
storage area until collection.
• Arrangements must be in
place regarding the regular
maintenance and cleaning of
waste management facilities.
Tenants and cleaners must be
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aware of their obligations in
regards to these matters.
• Any garbage chutes must be
designed in accordance with
the requirements of Appendix
F Garbage Chutes, the Building
Code of Australia and Better
Practice Guide for Waste
Management in Multi-Unit
Dwellings within the Waste Not
DCP. Garbage chutes are not
suitable for recyclable materials
and must be clearly labelled to
discourage improper use.
Mixed Use Developments
(Residential/Non-Residential)
Where residential and commercial
land uses occur within the one
building or development waste
management will necessitate a
balancing of variable demands,
including preservation of residential
amenity

Controls/ Requirements
• A completed Site Waste
Minimisation and Management
Plan (SWMMP) shall accompany
the application.
• The controls for Multi-Unit
Dwellings apply to the residential
component of mixed-use
development.
• The controls for Commercial
Developments apply to the nonresidential component of mixeduse development.
• Mixed Use development
must incorporate separate
and self-contained waste
management systems for the
residential component and the
non-residential component.
In particular, the development
must incorporate separate
waste/recycling storage rooms/
areas for the residential and
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non-residential components.
Commercial tenants must be
prevented (via signage and other
means), from using the residential
waste/recycling bins and vice
versa.
• The residential waste
management system and
the non-residential waste
management system must
be designed so that they can
efficiently operate without
conflict. Conflict may potentially
occur between residential
and non-residential storage,
collection and removal systems,
and between these systems
and the surrounding land uses.
For example, collection vehicles
disrupting peak residential
and commercial traffic flows
or causing noise issues when
residents are sleeping.
Industrial
Industrial developments typically
produce a diverse range of waste
products. Some of these waste
products may be hazardous and
require compliance with established
laws/protocols that are additional to
this Chapter. Other waste products
are similar in nature to commercial
and domestic waste streams. Mixing
waste products limits potential reuse
and recycling opportunities and may
distribute toxic material through a
larger volume of wastes.

Controls/Requirements
• A completed Site Waste
Minimisation and Management
Plan (SWMMP) shall accompany
the application.
Plans submitted with the SWMMP
must show:
• The location of designated
waste and recycling storage
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room(s) or areas sized to meet
the waste and recycling needs
of all tenants. Waste should be
separated into at least 4 streams,
paper/cardboard, recyclables,
general waste, industrial process
type wastes.

• The on-site path of travel for
collection vehicles.
• Evidence of compliance with any
specific industrial waste laws/
protocols. For example, those
related to production, storage
and disposal of industrial and
hazardous wastes as defined
by the Protection of the
Environment Operations Act 1997.
• There must be convenient
access from each tenancy and/
or larger waste producing area of
the development to the waste/
recycling storage room(s) or
area(s). There must be step-free
access between the point at
which bins are collected/emptied
and the waste/recycling storage
room(s) or area(s).
• Every development must
include a designated general
waste/recycling storage area or
room(s) (designed in accordance
with Appendix G Commercial/
Industrial Waste & Recycling
Storage Areas of the Waste Not
DCP), as well as designated
storage areas for industrial waste
streams (designed in accordance
with specific waste laws/
protocols).
• Depending upon the size and
type of the development, it
might need to include separate
waste/recycling storage room/
area for each tenancy and/or
larger waste producing areas.
• All tenants must keep written
evidence on site of a valid
contract with a licensed waste
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contractor for the regular
collection and disposal of all the
waste streams and recyclables
which are generated on site.
• Between collection periods,
all waste/recyclable materials
generated on site must be kept in
enclosed bins with securely fitted
lids so the contents are not able
to leak or overflow. Bins must be
stored in the designated waste/
recycling storage room(s) or
area(s).
• Arrangements must be in place
in all parts of the development
for the separation of recyclable
materials from general waste.
Arrangements must be in place
in all parts of the development
for the movement of recyclable
materials and general waste to
the main waste/recycling storage
room/area.
• The waste/recycling storage
room/areas must be able to
accommodate bins that are of
sufficient volume to contain the
quantity of waste generated
between collections.
• The type and volume of
containers used to hold waste
and recyclable materials must be
compatible with the collection
practices of the nominated waste
contractor.
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containers for general waste and
recyclable materials.
• Premises that discharge trade
wastewater must do so only
in accordance with a written
agreement from the local
sewer authority. In the Sydney
Metropolitan Area this is Sydney
Water. Sydney Water defines
trade wastewater as ‘any liquid,
and any substance contained
in it, which may be produced at
the premises in an industrial and
commercial activity, but does not
include domestic wastewater
(e.g. from hand-basins, showers
and toilets).’
• Arrangements must be in
place regarding the regular
maintenance and cleaning of
waste management facilities.
Tenants and cleaners must be
aware of their obligations in
regards to these matters.
• Production, storage and disposal
of hazardous wastes (such as
contaminated or toxic material
or products) require particular
attention. The appropriate
laws and protocols should be
observed.

• Waste management storage
rooms/areas must be suitably
enclosed, covered and
maintained so as to prevent
polluted wastewater runoff from
entering the stormwater system.
• A waste/recycling cupboard must
be provided for each and every
kitchen area in the development.
Each waste/recycling cupboard
must be of sufficient size to hold
a minimum of a single day’s
waste and to hold separate
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Pr oj ec t Ov er v i ew

The project aims to locate North Sydney’s regulation of
development relative to ESD best practice. The project also
aims to outline actions that will lead to the achievement
of best practice. Council staff have therefore worked
to identify, or develop, provisions that will improve
the sustainability performance of new developments
compared to current practice in order to assist Council in
meeting its 2020 Vision objectives. The project has involved
five areas of research:
• Energy;
• Water;
• Waste;
• Biodiversity; and
• Transport.
While Council draws much of its power and responsibilities
from the Local Government Act 1993, this project is primarily
concerned with the development and building regulatory
functions given to Council via the Environmental Planning
and Assessment Act 1979 (EP&A Act). Of specific interest is
Council’s ability under Part 3 of the EP&A Act to influence
the content of Local Environmental Plans (LEPs) and to
prepare accompanying development control plans (DCPs)
as well as Council’s role under Part 4 of the EP&A Act in
development assessment and control.
Each of the above sustainability research areas were
approached using a three stage process:
1. A review of the existing Commonwealth, State and
local regulatory environment – to establish the legal

powers available to Council to influence outcomes
through new or amended planning provisions and to
state how Council is currently utilising these powers;
2. A review of relevant provisions contained in planning
documents from other local authorities – to
identify how other jurisdictions have incorporated
sustainability objectives into planning documents and
to identify ‘best practice’ provisions and processes;
3. A review of North Sydney draft LEP 2012 and draft DCP
2012 provisions against ‘best practice’ – to establish
recommendations that will ensure best practice
ESD regulation is applied to the assessment of new
development in North Sydney.
Each stage of work is accompanied by a set of questions
and answers relevant to the objective of each stage.
North Sydney draft LEP 2012 and draft DCP 2012 (2012
exhibition versions) were used for this project on the
expectation that they will come into force in the near
future. Should their coming into force be delayed
beyond the completion of this project, many of the
recommendations remain relevant and should form the
basis of amendments to North Sydney LEP 2001 and DCP
2002.
Each area of research was coordinated by North Sydney
Council staff with relevant expertise in the area. While
research was undertaken according to the needs of each
research area, the final recommendations were assessed
by strategic planning staff to ensure compatibility with the
overall planning and assessment framework.
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b i od i v er si t y co nser vat i o n - I n t r od u c t i o n
A total of about 39.5 ha of bushland
(as defined in State Environmental
Planning Policy No.19 - Bushland in
Urban Areas) has been identified
and mapped in North Sydney,
representing less than 4% of the total
land area of the LGA. About 70% of
this bushland is in good condition,
22% is in fair condition, and 8% is
in poor condition. Non-bushland
vegetation mapped in and around
the bushland areas includes 1.8 ha
of remnant trees without a native
understorey, 9.3 ha of vegetation in
very poor condition (dominated by
weeds, including native weeds, or by
a mixture of weeds and plantings),
15.2 ha of vegetation dominated
by native plantings, 7.3 ha of mixed
native and exotic plantings, and 3 ha
of exotic plantings.
Reserves with relatively large areas of
bushland, most of which is in good
or fair condition, are Smoothey Park/
Gore Cove Reserve, Berry Island
Reserve, Balls Head Reserve and
Wonga Road Reserve. These are the
reserves with the highest long-term
resilience and viability. Other reserves
with relatively large areas of bushland
in good or fair condition, but also
large areas of vegetation in poor
or very poor condition that pose
management problems, are Primrose
Park and Tunks Park. Reserves with
smaller areas of bushland in good
or fair condition, but close to other
reserves with larger bushland areas
are Brightmore Reserve and Mortlock
Reserve. The reserves with the lowest
long-term resilience and viability,
having only small areas of bushland or
being compromised by a high degree
of fragmentation or isolation of the
bushland, are Walumetta Park, Harry
Howard Reserve, Waverton Park/
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former BP site, Forsyth Park, Cremorne
Reserve and Folly Point Reserve.
Twelve native vegetation
communities have been
distinguished in North Sydney. Ten
of these are primary communities
that would have been present before
European settlement. The other
two are secondary communities
that appear to have developed as
a result of changed environmental
conditions. They occur in sites that
would originally have supported
other communities. Three of the
communities are listed as endangered
ecological communities under NSW
legislation: Coastal Saltmarsh, Swamp
Oak Forest on Coastal Floodplains,
and Sydney Turpentine-Ironbark
Forest. The last community is also
listed as critically endangered under
Commonwealth legislation. It is
represented in North Sydney by a
rare and unusual variant, called
Forest Red Gum Foreshore Forest.
The three endangered communities
are concentrated in Gore Cove
Reserve and Badangi Reserve at
Wollstonecraft, except for a small,
degraded stand of Swamp Oak Forest
at Folly Point Reserve, Cammeray.
Wollstonecraft is characterised
generally by a high diversity of
native vegetation communities
and represents a local biodiversity
‘hotspot’.
A total of 347 native vascular plant
species and subspecies have been
recorded in North Sydney that
appear to be natural occurrences,
not plantings. These include one
threatened species, Acacia terminalis
subspecies terminalis, which is listed
as an endangered ‘species’ (even
though it is a subspecies) under both

NSW and Commonwealth legislation.
Another threatened species,
Syzygium paniculatum, has been
recorded only as a planting, but may
also occur naturally in North Sydney.
Another 39 species are significant at
regional level (Sydney Metropolitan
Catchment Management Authority
area). Most of the remaining species
are significant at local level (North
Sydney local government area),
except for the few species that have
adapted well to urban development
and readily colonise disturbed sites
away from native bushland.
A total of 190 native terrestrial
vertebrate species have been
recorded in North Sydney, including
four frog species, 20 reptile species,
148 bird species and 18 mammal
species. However, only 114 of these
species still occur consistently in the
area. Eighteen species are listed as
threatened species under NSW and/
or Commonwealth legislation, but
only three of these, the Powerful
Owl, Grey-headed Flying-fox and
Eastern Bent-wing Bat, occur
regularly. Another 15 species are
listed as migratory species under
Commonwealth legislation. These
are species listed on international
migratory species agreements to
which Australia is a signatory. A
further 15 species are significant at
regional level (Sydney Metropolitan
Catchment Management Authority
area), and 61 species are significant
at local level (North Sydney local
government area). A biodiversity
‘hotspot’ for fauna in North Sydney
is Tunks Park, which supports the
greatest local diversity of bird species,
especially small bushland birds, a
group that has largely disappeared
from other North Sydney reserves.
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Development in proximity to
remnant urban bushland contributes
to a range of deleterious impacts
cumulatively called ‘edge effects’.
These impacts can be immediate,
resulting from poor construction
practices or illegal activities.
Alternately, damage can take longer
to appear or require a catalyst such as
extreme weather events. Edge effects
commonly seen in North Sydney’s
bushland reserves include:
• Spread and establishment of
invasive weeds – including
‘garden escapes’;
• Changes to soil hydrology and
influx of uncontrolled stormwater;
• Erosion and sedimentation due
to poor development site control
measures;
• Nutrient enrichment of soils and
creeklines due to poor drainage
or landscape design;
• Loss of garden habitat along
the bushland interface through
unsympathetic landscaping;
• Clearing for perceived bushfire
threats and tree vandalism for
view enhancement;
• Wildlife predation by
inappropriately controlled
domestic pets; and
• Vegetation damage, erosion
and soil compaction caused by
unauthorised development site
access through Council bushland.
The appropriate regulation of
development on private land
can positively influence Council’s
management of the following
bushland/biodiversity conservation
issues:
• Control of introduced weeds
to promote bush regeneration.

In this regard, controlling the
causes of weed invasion, such as
inappropriate planting schedules,
private property maintenance
and stormwater runoff is
important wherever possible;
• Expansion of bushland-character
landscaping on private land to
increase habitat availability and
help bridge the gap between
disconnected bushland reserves;
• Siting development on private
land to facilitate ecological
burning programs. Removing
potential barriers to more
appropriate fire regimes in
bushland is fundamental to
maintaining their ecological
health;
• Control measures for native
increaser species that have
been favoured by the urban
environment and are dominating
stands of remnant bushland to
the detriment of more sensitive
species;
• Controlling the spread and
impact of plant pathogens such
as Phytophthora cinnamomi and
Myrtle Rust;
• Loss of genetic diversity in small
plant populations in isolated
reserves, resulting in inbreeding
and poor reproductive capacity
that threatens their long-term
viability; and
• Protection of threatened species
and endangered ecological
communities.
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The long-term impacts of climate
change on the flora and fauna of
North Sydney are difficult to predict
in any detail. Although impacts
of climate change may appear
to be beyond the scope of local
management, it is important to
manage existing biodiversity to
facilitate the long-term adaptation of
species and communities to climate
change. In North Sydney, climate
change will exacerbate existing
pressures on biodiversity. Current
management should aim to build
ecological resilience in bushland
reserves by reducing existing
impacts such as invasive weeds and
altered fire regimes. Opportunities
to rehabilitate or re-establish native
vegetation on currently degraded
land and to enhance habitat for
already vulnerable species should
be identified and implemented. The
capacity of local flora and fauna to
adapt to climate change is likely to be
constrained by small populations, and
hence low genetic diversity, coupled
with isolation. Linkages between
bushland remnants therefore need to
be enhanced wherever possible.
The vast majority of remnant
bushland present in North Sydney is
contained within the existing public
reserve system, with the exception
of two significant remnants situated
on the Waverton Peninsula within
the HMAS Waterhen site and a
portion of the Woodleys Marina site
between Balls Head Drive and the
marina access road. In contrast, the
presence of bushland on private
property elsewhere in NSC is very
limited, being restricted to a handful
of properties that adjoin the bushland
interface where the area of remnant
bushland contained on private land
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would be measured in square metres
rather than hectares. Regardless of
this limited extent, the contribution
that private land can make to the
conservation of remnant bushland
as well as overall biodiversity is
paramount in North Sydney’s
bushland-constrained environment.
Whilst stormwater runoff from
private land can significantly impact
on adjoining and/or downstream
bushland, it is considered that the
water section of this ESD project is
the most appropriate place to deal
with this issue.

which incorporate the coordination
of community education and
involvement in biodiversity
conservation with the delivery
of professional rehabilitation
management services, are to:
1. Conserve and restore the
ecological function of
remnant indigenous bushland
communities of the area;

2.	Reduce the extent and spread
of invasive weeds in the reserve
whilst balancing the need for
retaining strategic (incl. weedy)
habitat areas;
3. Protect remnant bushland from
outside disturbances;
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that may prove critical to ecological
sustainability under changing climatic
conditions. For example, this can be
pursued through:

• Limiting initial physical impacts of
private property re-development
and ensuring appropriate
site maintenance during the
construction process;
• Recognising any in-situ
biodiversity values on private
property and integrating those
values into the development
from the outset;
• Designing the development to
harmonise with the surrounding
natural environment:

North Sydney Council
Strategic Vision and
Goals

4. Conserve locally, regionally and
nationally rare species;

• Through appropriate siting of
built structures;

Council’s core policy documents
providing upper level direction
regarding community wide
biodiversity conservation objectives
are incorporated in the Community
Strategic Plan 2020 Vision. The
Document is structured according to
five directions:

5. Promote native species diversity
and complex vegetative
structure;

• Incorporation of buffer
plantings along any bushland
edges;

6.	Retain and enhance habitat
suitable for locally indigenous
fauna;

• Selection of appropriate
landscape species and mix
of vegetation structures to
provide a range of habitat
opportunities;

Direction 1: Our Living
Environment

8. Provide community access
and educational opportunities
through passive and appropriate
recreational activities; and

Direction 2: Our Built Environment
Direction 3: Our Economic Vitality
Direction 4: Our Social Vitality
Direction 5: Our Civic Leadership
Biodiversity conservation is largely
encapsulated in Direction 1 – Our
Living Environment through the
following Goals and their subsequent
Objectives:
1.1 Enhance the local natural
environment and urban
greenspace; and
1.2	Improve the health and
cleanliness of local waterways.
The broader aims of Council’s
bushland rehabilitation programs,
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7. Protect and conserve areas of
Aboriginal Heritage;

9. Provide accurate monitoring,
evaluation and reporting of
management activities to ensure
rehabilitation objectives are
being met.
Guiding the implementation of these
objectives are Council’s overarching
Bushland Plan of Management and
reserve-specific Bushland/Fauna
Rehabilitation Plans.
Council’s planning framework and
development assessment processes
present a unique opportunity to
facilitate both immediate benefits
for biodiversity conservation as
well as long-term improvements

• Selecting and positioning
stormwater infrastructure
appropriately.
• Supporting existing community
engagement programs for
biodiversity conservation (such
as Native Havens) to facilitate
Council’s wildlife corridor creation
objectives; and
• Supporting Council bushfire
management and threatened
species conservation
obligations through appropriate
development design that is
consistent with the relevant
statutory instruments.
By ensuring development on private
land considers both on-site and
off-site biodiversity values more
thoroughly and with greater access
to supporting information, Council
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can ensure that new development
compliments our biodiversity
conservation and community
programs, rather than undermining
their ongoing effectiveness.
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B i od i v er si t y Co nser vat i o n

S tage 1 - Regu l ato ry En v i r o n men t
A review of the existing regulatory
environment regarding biodiversity
conservation represents the first key
deliverable of the ESD Best Practice
Project (Biodiversity). It forms a basis
for understanding the legal powers
available to Council to influence
long-term biodiversity conservation
objectives through new or amended
planning provisions. The review of
the existing framework provides an
understanding of the extent to which
Council’s strategic visions and goals
can realistically be incorporated into
planning mechanisms.

biodiversity
conservation Commonwealth
The Environment Protection &
Biodiversity Conservation Act
1999 (EPBC Act) aims to balance the
protection of crucial environmental
and cultural values within our
society’s economic and social needs
by creating a legal framework and
decision-making process based on
the guiding principles of ecologically
sustainable development.
Specifically, the EPBC Act aims to:
• provide for the protection of the
environment, especially matters
of national environmental
significance;
• conserve Australia’s biodiversity;
• protect biodiversity
internationally by controlling
the international movement of
wildlife;
• provide a streamlined
environmental assessment and
approvals process where matters
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of national environmental
significance are involved;
• protect our world and national
heritage;
• promote ecologically sustainable
development.
Functions of the EPBC Act relevant to
NSC and the ESD Best Practice Project
relate to the listing of nationally
endangered species, communities
and populations, which are afforded
greater levels of protection from
development related impacts as
well as a more rigorous assessment
process. The completion of a
comprehensive baseline assessment
of Council’s bushland reserves
in 2010 revealed the presence of
one nationally listed endangered
ecological community – a derivative
of Sydney Turpentine Ironbark Forest
(STIF) found in Badangi Reserve,
Wollstonecraft. The Natural Area
Survey 2010 also identified the
presence of an endangered plant
species listed under the EPBC Act.
Sunshine Wattle (Acacia terminalis
subsp. terminalis) is endemic to all
bushland reserves in the Waverton
to Wollstonecraft green corridor.
Outlying populations are also
recorded in Cremorne Reserve and
Forsyth Park.
In the context of private property
development in North Sydney,
the EPBC Act and it’s assessment
requirements are only triggered
where a development activity
may have a negative impact
on a nationally listed ecological
community or threatened species.
Considering the location of these
species within Council’s bushland

reserve system, there are very few
instances where development of
private property in North Sydney is
likely to impact either STIP or Acacia
terminalis subsp. terminalis.

biodiversity
conservation –
State (NSW)
The National Parks & Wildlife
Act 1974 (NP&W Act) is the main
instrument that provides for the
protection of native fauna and sites
of Aboriginal Heritage significance
regardless of land tenure. Activities on
private land, including development,
must ensure due diligence is taken to
protect sites/artefacts of Aboriginal
significance and prevent harm to
native wildlife.
Similar to the Commonwealth EPBC
Act, the NSW Threatened Species
Conservation Act 1995 (TSC Act)
provides a process for the listing and
assessment of species, communities
and populations deemed to be at
risk of extinction in the wild. For
individual species, the Act recognises
two categories of threat; ‘endangered’
species are those most at risk of
becoming extinct in the wild, where
as species listed as ‘vulnerable’ will
likely become endangered without
active intervention. Ecological
communities, comprising a distinct
assemblage of floristic species can
also be listed under the TSC Act as
‘endangered’, as can populations of
individual species (such as the Little
Penguin colony at North Head in
Manly).
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In addition to these provisions,
the TSC Act also identifies ‘key
threatening processes’ (KTP),
activities that have a demonstrated
negative impact on biodiversity,
threatened species and their habitats.
An example of a KTP is predation
of native wildlife by introduced
predators such as the European Red
Fox or feral cat.
The NSW TSC Act provides guidance
on development assessment where a
proposed development may impact
(either directly or indirectly) a listed
species, ecological community or
population. Similarly, if the proposed
development activity constitutes a
listed KTP, the TSC Act would have
implications for Council’s assessment
of the development application.
Council’s Natural Area Survey 2010
recorded a number of species and
ecological communities listed under
the NSW TSC Act that are present in a
number of North Sydney’s bushland
reserves. These include:
• Coastal Saltmarsh Ecological
Community;
• Swamp Oak Floodplain Forest
Ecological Community;
• Sydney Turpentine Ironbark
Forest Ecological Community;
• Acacia terminalis subsp. terminalis
(Sunshine Wattle); and
• Powerful Owl; Grey-headed
Flying-fox & Eastern Bent-wing
Bat*.
* Note these species are not confined to
Council’s bushland reserves and may
occur periodically in parks, streetscapes
and private properties

Whilst the above-listed endangered
ecological communities and
threatened plant species are primarily
conserved within Council’s bushland
reserve system, it is important to
ensure that the provisions contained
in the DCP operate in support of
Council’s bushland management
objectives and activities.
Under the NSW Noxious Weeds
Act 1993 (NW Act), Council has a
statutory obligation to enforce the
control of declared noxious weeds
on private land. The Act also makes
it illegal to knowingly undertake
the propagation, sale & distribution
of declared plants throughout the
State. This obviously has implications
for private property landscape plan
assessment and the management
of properties that are the subject
of a development application.
However, the Act does not have
any provisions for managing the
impacts of environmental weeds
that are not listed as noxious, but
are still negatively impacting urban
biodiversity.
The Rural Fires Act 1997 (RF Act)
& associated regulatory documents
‘Planning for Bushfire Protection
2006’ (PBP 2006) and the ‘Bushfire
Hazard Assessment Code’ provide
some controls relating to siting of
development, landscape design and
species composition on properties
identified as being situated on
bushfire prone lands. In North Sydney,
the bushfire prone land classification
has been applied to the following
reserves:
• Balls Head Reserve, Waverton;
• Badangi Reserve, Wollstonecraft;
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• Berry Island Reserve,
Wollstonecraft;
• Gore Cove Reserve/Smoothey
Park, Wollstonecraft; and
• Tunks Park, Cammeray.
Private properties located within
100m of Balls Head, Badangi or
Berry Island Reserves and those
within 30m of Gore Cove/Smoothey
Park and Tunks Park are required
to address certain requirements of
PBP 2006 in terms of fire resistant
building materials, siting of buildings,
landscape design and provision
of asset protection zones or fire
management access zones within the
property.
When considering a development
application to disturb bushland on
land zoned Open Space or Bushland
within North Sydney Council area,
State Environmental Planning
Policy 19 – Bushland in Urban
Areas (SEPP 19) requires consent
authorities to consider:
(a) the need to protect and
preserve the bushland;
(b) whether the disturbance
of the bushland is essential
for a purpose in the public
interest and that no reasonable
alternative is available; and
(c) whether the amount of
bushland proposed to be
disturbed is as little as possible
and whether the bushland will
be reinstated.
When considering a development
application in relation to
development on land which adjoins
bushland zoned Open Space or
Bushland, SEPP 19 requires consent
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authorities to take into account:
(a) the need to retain any
bushland on the land;
(b) the effect of the proposed
development on bushland and,
in particular, on the erosion of
soils, the siltation of streams
and waterways and the spread
of weeds and exotic plants
within the bushland; and
(c) any other matters which, in
the opinion of the consent
authority, are relevant to the
protection and preservation of
bushland.
State Environmental Planning
Policy (Exempt and Complying
Development Codes) 2008
(Development Codes SEPP) aims
to provide streamlined assessment
processes for development that
complies with specified development
standards. Of relevance to this
project is the General Housing Code
that permits the erection of new
single storey or two storey dwelling
houses without the need to lodge a
development application as long as
a complying development certificate
can be obtained.
In order to obtain a complying
development certificate only limited
biodiversity related development
standards need to be complied with
such as a minimum area expressed
as a percentage of site area that is to
be landscaped. No provision is made
for the planting of native or locally
occurring species and no difference is
drawn between land that is adjoining
bushland and land that is not.
Section 520 of the Local
Government Act 1993 provides
protection for trees and vegetation
on Council land. These protections
must be complied with through the
development assessment process.
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Biodiversity
Conservation Local (North Sydney
Council)

North Sydney’s draft DCP Section
1 – Residential Development
contains a landscaping provision that
encourages the selection of locally
occurring native species throughout
the LGA.
North Sydney’s draft DCP Section
15 – Bushland informs the
development of private land where it
adjoins land zoned E2 Environmental
Conservation. The main objective
of draft DCP Section 15 is to
encourage responsible development
of residential properties adjoining
bushland so that the outcomes of
development aren’t detrimental
to bushland biodiversity and that
the opportunity to strengthen
ecological sustainability may be
capitalised on. The DCP seeks to
achieve this objective through
a range of provisions relating to
building siting and design; landscape
design/ species selection; weed
management; mitigation of bushfire
threat, stormwater management,
erosion control and protection of
threatened species and sites of
Aboriginal cultural significance.
The provisions contained in draft DCP
Section 15 have been prepared such
that they are consistent with, and
contribute to, the implementation
of SEPP 19 and Council’s primary
biodiversity management documents
– the Bushland Plan of Management
2007 and the reserve-specific
Bushland/Fauna Rehabilitation Plans
1999-2001. It is important to note that
Council’s biodiversity management
documents are currently in the
process of being reviewed and
updated. Integration with the findings
of Council’s ecological baseline
document, the 2010 Natural Area
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Survey, is a critical element of this
review process.

The North Sydney Urban Forest
Strategy 2011 is a ‘big picture’
document. It sits above and
guides the development and
implementation of other plans and
strategies relevant to urban canopy
management. It reflects the goals
and objectives of the North Sydney
2020 Vision and the Delivery Program
and is consistent with the benchmark
Local Government Association Urban
Forest Policy 2003. The overarching
objectives of Council’s Urban Forest
Strategy 2011 have been translated
into the draft Development Control
Plan Section 16 – Tree & Vegetation
Management. Importantly, this
section of the draft DCP replaces
Council’s primary regulatory
instrument guiding the management
of trees on all land regardless of
tenure – the Tree Preservation Order
2006.
The matrix at Appendix B identifies
the provisions relating to biodiversity
conservation that are contained
within a number of draft DCP
sections. The purpose of this
summary is to identify inconsistencies
in wording, intent and application
across the draft DCP.

Discussion:
1. Does the regulatory
framework at
Commonwealth and
State levels allow
scope for intervention
at the local level to
achieve biodiversity
conservation objectives?
The Federal and State legislation
detailed above is not designed
to provide detailed directions or
requirements in the context of
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landscape planning for biodiversity
conservation on private land in North
Sydney, except for where private
property is situated within a bushfire
prone land buffer, is located directly
adjacent to bushland or the proposed
development may negatively affect
a listed threatened species. However,
it is important to note that Planning
for Bushfire Protection 2006, SEPP
19 – Bushland in Urban Areas and the
Threatened Species Conservation Act
do not restrict the ability of Council
to pursue biodiversity conservation
objectives through the planning and
assessment framework.

risk of in-breeding depression, which
ultimately will influence the longterm survival of our urban bushland
assets.

While some development will by-pass
Council control via SEPP – Exempt
and Complying Development 2008,
there is still considerable scope to
achieve specific local intervention in
influencing development activities
that can have a positive impact on
the sustainability of biodiversity in
both an immediate sense and longerterm.

Local intervention that addresses
this issue through the LEP & DCP
is essential. The LEP/DCP provides
the opportunity for a long-term,
strategic approach to cross-tenure
landscape planning that can achieve
the positive biodiversity outcomes
needed for bushland sustainability in
North Sydney. Other state and federal
legislation detailed above does not,
in the majority of situations in North
Sydney, provide that opportunity.

2. Is the LEP/DCP an
appropriate place
for regulation
regarding biodiversity
conservation?
Development of land in proximity to
Council’s bushland reserve network
and strategic green corridors can
both positively and negatively affect
the long-term viability of species
diversity in the North Sydney LGA.
Appropriate landscape development
in these areas can expand the
quality and availability of habitat
elements used by native wildlife
for foraging, nesting and moving
between bushland remnants. This
movement of fauna also facilitates
the transportation of plant genes
between bushland remnants;
strengthening the genetic diversity of
individual species and reducing the

Conversely, inappropriate landscape
design associated with new
development can exacerbate
the already challenging local
environmental conditions for native
species and further reinforce barriers
to effective connectivity. A trend that
perpetuates this scenario will result
in the ongoing degradation of North
Sydney’s ecosystem functions to the
point where species loss is inevitable.

Property owners are generally free
to change landscaping and species
selection after the development
assessment and certification process
has come to an end. However, it is
considered that a robust approach
to landscaping and biodiversity at
the development assessment stage
will encourage owners to maintain
biodiversity outcomes in the longer
term. Property owners may find
the development assessment
process educative, complementing
Council’s existing community and
biodiversity education programs.
Once established, landscaping that
encourages local biodiversity may
dispel any negative connotations
associated with native species and
the provision of habitat.
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3. Do existing provisions
meet Council’s
goals and objectives
regarding biodiversity
conservation? In
all zones? For all
development types?
Non-residential development
Commercial and mixed-use
developments are permitted to
build from boundary to boundary
with no minimum landscaping
requirements. This leaves little
scope for enhancing biodiversity
conservation objectives unless
through consistent encouragement
of innovative approaches such as the
use of green walls and green roof
technologies into the overall design
of these development types.
Provisions that are contained in
those draft DCP Sections relating
to Commercial and Mixed Use
Development provide some direction
for positive biodiversity outcomes;
however the clarity of guidance is
poor.

Residential developments
The vast majority of North Sydney’s
bushland reserves are situated
adjacent to areas zoned for residential
development and it is this form of
development activity that represents
the most frequent threat to Council’s
biodiversity conservation objectives.
This is also the area where Council’s
planning instruments can be most
effective in addressing developmentrelated impacts and promoting longterm ecosystem sustainability.
Generally, it would appear that
North Sydney’s controls regarding
biodiversity conservation, particularly
in the urban bushland/residential
buffer zone, are non-prescriptive and
open to interpretation. This situation
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does not facilitate landscape-scale
biodiversity conservation.
Draft DCP Section 1 ‘Residential
Development’ requires properties
adjoining bushland be consistent
with the provisions contained in draft
DCP Section 15 Bushland, however
this wording does not necessarily
capture development activities
that are in close proximity to, but
not directly adjoining bushland.
This ambiguity has resulted in, and
continues to result in, damage to
bushland biodiversity. Whilst not all
provisions contained within draft DCP
15 would be appropriate or applicable
to developments away from the
immediate bushland interface, others,
such as stormwater management,
would be.
Currently, the following provision
applies to Residential Development
in draft DCP Section 1 “All stormwater
run-off must drain to Council’s
stormwater system” however this
provision fails to distinguish how
stormwater may be allowed to join
Council’s stormwater system from
properties upslope from, but not
directly adjoining bushland. This,
along with inconsistent application of
earlier Bushland DCP provisions has
resulted in numerous small residential
stormwater outlets entering
bushland reserves; exacerbating
bushland degradation processes
(i.e. weed incursion, mesic shift and
spread of plant pathogens such as
phytophthora etc).
Ultimately, the provisions currently
contained in the DDCP do not
adequately achieve Council’s key
biodiversity conservation objectives
of improving ecosystem heath and
function; increasing species diversity;
maintaining sustainable populations;
connecting the landscape and
conserving habitat.
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Stage 1 – Conclusion

In the context of North Sydney local
government area, there are few
Commonwealth or State Government
statutory instruments that play a
significant role in the conservation
of biodiversity on private land, apart
from NSW legislation relating to
bushfire protection, urban bushland
and threatened species.
SEPP 19 – Bushland in Urban Areas
requires consent authorities to
consider a proposed developments
impacts on adjacent bushland.
However, the policy only applies
in very limited circumstances and
provides little technical detail
to guide applicants or consent
authorities toward satisfactory
biodiversity conservation outcomes.
Planning for Bushfire Protection 2006
provides specific direction regarding
landscape design, fire resistant
materials, set backs and plant species
selection for proposed developments
that are within a defined proximity
to declared bushfire prone lands.
In North Sydney, this statutory
framework only applies to properties
that are situated within a 100m
buffer of Balls Head Reserve, Badangi
Reserve and Berry Island Reserve;
and 30m buffer of Gore Cove Reserve
and Tunks Park. Properties adjoining
all other bushland reserves are not
affected by the provisions.
Similarly, the NSW Threatened Species
Conservation Act 1995 applies
rigorous ecological assessment
requirements on properties where
threatened species, their habitats or
endangered ecological communities
occur. As the vast majority of
bushland vegetation in North Sydney
occurs on public land already set aside
for biodiversity conservation, there are
very few circumstances where the TSC
Act will play a role in development
planning and assessment.
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Therefore the North Sydney
Development Control Plan provides
Council with the greatest opportunity
for building on the provisions
within SEPP 19 and influencing
the conservation of biodiversity
values on private land through the
development control framework.
Draft DCP 2012 goes some way to
providing appropriate regulation
of development that is in close
proximity to bushland areas, however,
provisions do not adequately
address the full range of threats and
opportunities presented by new
development. Furthermore, a degree
of inconsistency was identified in the
application of provisions for different
types of development.

The new model DCP for Tree and
Vegetation Management set out
by the Department of Planning
provides a consistent framework for
the protection and management of
trees through the planning system.
This model DCP is the basis for North
Sydney’s draft DCP Section 16 ‘Tree
and Vegetation Management’ and
incorporates the controls previously
set out in Council’s Tree Preservation
Order. In most situations, the DCP is
an appropriate tool for regulating the
preservation of trees and vegetation
on land, regardless of tender. Devising
the draft DCP Section 16 provided
Council with the opportunity to
widen the sphere of protection
covered by this regulation to include
desirable (mostly native) vegetation
such as shrubs, grasses and
groundcovers, that do not conform
to the definition of a tree and were
previously offered little significant
protection under legislation.
Through Stage 1 of the ESD
project, inconsistencies in draft
DCP provisions applied to similar
development types have been
identified. Stage 2 of the ESD
project will look at addressing the
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inconsistencies appropriately and
look for opportunities to apply bestpractice biodiversity conservation
provisions to different development
types in priority areas of North
Sydney.
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b i od i v er si t y co nser vat i o n

S tage 2 – B es t Pr ac t i ce Loca l Au t h o r i t y
I n i t iat i v es
This section explores how other
local authorities have incorporated
biodiversity conservation objectives
into planning documents. This
is done to identify best practice
planning provisions and processes.
It is likely that selected examples
of best practice from NSW will be
most readily applied in North Sydney
as they operate under the same
legislative framework. Examples from
other Australian States/Territories
as well as overseas were considered
though not reviewed in detail due
to the differing regulatory systems
relating to development planning
and, more importantly, incompatible
landscape character.

Local Authority
Initiatives in
biodiversity
conservation Australia
A detailed review of other NSW local
government planning instruments
was undertaken in order to ascertain
a benchmark of current best practice
biodiversity conservation controls.
Interstate and international planning
frameworks were also reviewed;
however, the differing legislative
and physical environments under
which these jurisdictions operate
limited both the relevance and
applicability of these planning
approaches. Having a thorough and
experienced understanding of these
other planning systems and their
application would be advantageous
in further investigating the potential
learning opportunities in these areas.
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Whilst there are a number of
innovative provisions identified
in the DCP review summarised in
Appendix A, many of these provisions
have minimal, if any, applicability
in the North Sydney LGA. This is
largely due to the physical character
of North Sydney and its legacy of
development which has left virtually
no remnant bushland remaining on
privately owned land. Similarly, the
potential for large scale ‘greenfield’
developments in this LGA, where
existing biodiversity values may be
conserved or created through the
application of best-practice planning
principals applied around Sydney’s
outskirts, is essentially non-existent.
In this stage of the project, DCPs from
the following Councils were reviewed
in detail:
- Lane Cove Council;
- Mosman Council;

expansive natural asset bases
(Hornsby, Wyong, Wollongong),
to World Heritage listed (Blue
Mountains), to highly fragmented,
highly impacted urban remnants
featuring numerous threatened
species and endangered ecological
communities (Lane Cove, Willoughby,
Ku-ring-gai etc).
Appendix A lists policies from other
Australian jurisdictions that share
similar biodiversity management
issues as North Sydney, some of
which are considered leaders in
managing the balance between
urban biodiversity conservation
and facilitating responsible
development. Comments relating
to each document reviewed are
provided in Appendix A to qualify the
applicability of objectives/provisions
in North Sydney.

- Ku-ring-gai Municipal Council;

Discussion:

- Hornsby Shire Council;

1. How have other local
authorities incorporated
biodiversity
conservation objectives
into planning processes?

- Willoughby City Council;
- Wyong Shire Council;
- Blue Mountains City Council;
- Newcastle City Council; and
- Wollongong City Council
These Council areas were selected
due to a number of differing factors,
including proximity to North Sydney;
consistency of controls; approaches
to DCP format/context and similarity
of land-use zones/character. However
the main reason for selecting these
NSW Councils for benchmarking
NSC’s draft DCP 2012 is their range
of significant natural assets, from

The main biodiversity conservation
issues of relevance to North Sydney
that the above listed Council’s have
sought to address through their
planning processes include:
- Protecting the integrity of
natural areas adjoining private
development;
- Enhancing the size and
connectivity of remnant natural
areas;
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- Conserving remnant vegetation
on private land;
- Protecting wildlife and
improving/expanding their
habitats; and
- Complying with Threatened
Species and Bushfire legislation.

The provision of adequate protection
for public bushland adjoining
development has been approached
in a number of ways by the
authorities investigated. For example:
Ku-ring-gai, Lane Cove and Wyong
Councils specify a minimum 5-10m
wide area of native landscaping must
be positioned along any boundaries
with remnant bushland to provide an
impact buffer and increased habitat.
Wollongong and the Blue Mountains
City Council specify that any desirable
vegetation remaining on private land
that is adjoining bushland must be
retained and enhanced through the
developments landscape plan.
Importantly, through careful species
selection and design layouts,
landscape plans can achieve these
provisions whilst still remaining
consistent with the requirements of
Planning for Bushfire Protection 2006.
In addressing the issue of connectivity
between bushland remnants, Ku-ringgai Council provides an innovative
approach by specifying that all new
developments must contain an
element of locally native species in
their landscape plans, the proportion
of which increases with proximity to
remnant bushland. These provisions
are applied though a bushland buffer
map depicting three distance-based
zones. Private property situated
within 100m of bushland must
provide a landscape plan in which
80% of the plant species used must
be locally native. From 100m to 300m,
the requirement drops to 50% local
native species and beyond 300m the
requirement is 25%.

Lane Cove Council follows a similar
approach; however their requirement
is for 100% local native species to
be used in landscape plans for all
properties that adjoin bushland.

It is noted that the City of Sydney,
with its similar land-use mix as North
Sydney, is seeking to encourage
the use of green roof technologies.
This, among other things, seeks to
promote biodiversity in more densely
developed areas.

2. What is best practice?
Best practice in the context of
biodiversity conservation is highly
location dependant. What would
be considered best practice in
western Sydney is significantly
different to best practice in the
context of North Sydney LGA. This
is largely due to the nature of our
remnant bushland reserves which
are small, fragmented, linear and
highly impacted by numerous ‘edge
effects’ such as tree vandalism,
garden-escape weeds, stormwater
ingress, recreation pressure, lack
of fire etc). Whilst this situation is
not unique to North Sydney, being
shared to varying extents by other
lower north shore Councils, the
smaller, more fragmented character
of North Sydney’s bushland means
that these impacts are more highly
concentrated. It is for this reason
that, to some extent, a very localcentric approach to best practice in
biodiversity conservation is required.
For North Sydney, best practice
development regulation should seek
to minimise both immediate and long
term harm to the natural environment
whilst capitalising on opportunities
to support Council’s biodiversity
conservation objectives – such as
bridging the gaps that exist between
our core bushland remnants.
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The criteria developed from
the assessment of best practice
approaches being implemented in
other jurisdictions are:
A. Apply provisions in such a way
that is commensurate with the
likely impact of development;
B. Provide guidance and, where
appropriate, set ambitious
numerical controls;
C.	Incorporate provisions that are
clear and easy to understand;
D.	Link to a clear strategic vision or
policy;
E.	Incorporate provisions that are
accepted by the development
industry and community; and
F. Fit within development
assessment framework.
The current suite of provisions
contained in draft DCP 2012 relating
to biodiversity conservation are in
some respects quite generalist and
could be both strengthened and
more specifically focussed to achieve
better outcomes. For example, other
Councils have specified the minimum
area and location of landscaping
that must be undertaken where a
property adjoins public bushland.
Ku-ring-gai Council extends these
provisions further by applying them
(proportionally) to all residential
properties in the LGA.
However, it should be noted
that these sorts of provisions can
become quite restrictive when other
competing elements are considered,
such as heritage constraints; aspect;
shadowing; soil conditions and
views/solar access. Whilst it could be
argued that provisions of this kind
would be beneficial and appropriate
when applied to properties with a
common boundary to bushland, the
justification does arguably diminish as
distance from the bushland interface
increases.
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Stage 2 – Conclusion
In this section, a comprehensive
review was undertaken of other
DCPs in operation across a selection
of NSW Council’s with natural/
built environment characteristics
similar to those in North Sydney
(Appendix A). Whilst examples from
overseas and interstate were also
considered, it was determined that
the differing statutory and planning
frameworks in these jurisdictions
limited the applicability and relevance
of these non-local approaches to
biodiversity conservation through the
planning control system. Moreover,
the relatively unique relationship
between North Sydney’s remnant
natural areas and their integration in
the built environment necessitates a
local-centric approach to planning
controls/strategies that seek to
maximise the sustainability of
biodiversity, species richness and
ecosystem health.
Many of the Councils reviewed
above specify a landscape plan that
is either completely dominated by
locally indigenous plant species
or proportionally so depending
on distance from the bushland
interface. Potential conflicts
between biodiversity and heritage
objectives are acknowledged,
however it is considered these can be
appropriately managed.
North Sydney is relatively unique
in that the bushfire prone land
classification has not been applied
to all remnant bushland reserves,
as is the case in most other council
areas investigated. This circumstance
recognises the diminished threat
posed by some of North Sydney’s
smaller, more isolated and linear
bushland reserves (such as Primrose
Park, Brightmore Reserve, Cremorne
Reserve and Forsyth Park). However,
whilst the risk is relatively negligible,
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there remains a potential for bushfire
to occur in these reserves and
damage to unprepared neighbouring
properties could result. It may be
prudent to consider additional
provisions in DDCP Section 15
that encourage developments on
land adjoining non-bushfire prone
bushland to consider relevant
sections of Planning for Bushfire
Protection 2006, particularly in
relation landscape design, so that
the proposed provisions promoting
enhanced native landscaping can
be achieved in balance with asset
protection measures.
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b i od i v er si t y co nser vat i o n

S tage 3 – Re v i ews a n d Recommen dat i o ns
In order to benchmark the provisions
contained in Council’s draft DCP
2012 relating to biodiversity
conservation, a comprehensive
review was undertaken of other
DCPs in operation across a selection
of NSW Council’s with natural/built
environment characteristics similar to
those in North Sydney.
Whilst examples from overseas and
interstate were also considered, it
was determined that the differing
statutory and planning frameworks
in these jurisdictions limited the
applicability and relevance of
these non-local approaches to
biodiversity conservation through the
planning control system. Moreover,
the relatively unique relationship
between North Sydney’s remnant
natural areas and their integration in
the built environment necessitates a
local-centric approach to planning
controls/ strategies that seek to
maximise the sustainability of
biodiversity, species richness and
ecosystem health.
Appendix A details the results of this
investigation, as summarised in Stage
2 of the project.
The Council’s selected for
benchmarking were based on
a number of differing factors,
including proximity to North Sydney;
consistency of controls; approaches
to DCP format/context and similarity

of land-use zones/ environmental
character. However the main reason
for selecting these NSW Councils for
benchmarking NSC’s draft DCP 2012
is their range of significant natural
assets, from extensive natural areas
(Hornsby, Wyong, Wollongong),
to World Heritage listed (Blue
Mountains), to highly fragmented,
highly impacted urban remnants
featuring numerous threatened
species and endangered ecological
communities (Lane Cove, Willoughby,
Ku-ring-gai etc).
Generally, it would appear that
North Sydney’s controls relating to
biodiversity conservation, particularly
in the urban bushland buffer zone,
are relatively flexible, non-prescriptive
and open to interpretation. For
example, a number of the Councils
reviewed specify a landscape plan
that is either completely dominated
by locally indigenous plant species
or proportionally so depending
on distance from the bushland
interface. Applying this level of
requirement in North Sydney would
have significant benefit for bushland
health and developing future
connectivity between remnants.
It would also be consistent with
the best practice principle that
regulation of development to achieve
biodiversity conservation outcomes
should apply mechanisms in such a
way that is commensurate with the

likely impact of the development. To
some extent however, the negative
side of this approach would be that
individual property owners lose their
prerogative to have a garden design
completely of their choosing. There
is also no surety that landscaping
undertaken in accordance with these
sorts of provisions would be retained
once an occupation certificate is
granted or anytime thereafter.
However, it is still seen as highly
advantageous to adopt similar
provision in North Sydney. As used
in Ku-ring-gai LGA, the application
of a two-stage bushland buffer
incorporating private properties
that are up to 300m from remnant
bushland (land zoned as E2
Environmental Conservation under
the draft LEP 2012) would provide
the necessary landscape coverage
to achieve effective wildlife corridors
in the long term. Importantly, the
area covered by a 300m buffer
closely replicates the strategic
wildlife corridor zones identified in
Council’s Natural Area Survey 2010
map (Appendix C) whilst also having
additional benefits for the relatively
isolated bushland remnants in Forsyth
Park and Cremorne Reserve. Figures
A & B below are scaled-down images
of the strategic wildlife corridors
identified in Council’s NAS 2010 and
the proposed bushland buffer map
for comparison.
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figure A: strategic wildlife corridors

figure b: bushland buffer map
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As is already occurring around the
periphery of our bushland reserves,
Council’s community education and
engagement programs such as Native
Havens and Streets Alive would be
well placed to provide additional
supports for these provisions,
improving their effectiveness and
minimising the potential risk of their
failure.
The map included at Appendix D
indicates the coverage of applying a
100m ‘inner’ bushland buffer area, in
which new developments would be
required to use at least 80% locally
indigenous species in any landscape
works and a 300m ‘outer’ bushland
buffer area where this requirement
would be reduced to a minimum of
50% locally indigenous species.
Further to the introduction of
these broad ‘buffer zones’, the
strengthening of provisions relating
to the immediate bushland interface
is proposed. This is consistent with
approaches utilised by other North
Shore councils including Lane Cove
and Ku-ring-gai. Like the introduction
of the buffer zones this initiative seeks
to improve the integrity of existing
bushland remnants, expand habitat
for fauna and expand the critical mass
of locally occurring flora required
to create resilient and biodiverse
bushland ecosystems.

Providing there is broad support both
internally and externally, substantial
opportunity exists to enhance the
effectiveness of North Sydney’s
current draft DCP provisions relating
to biodiversity conservation. This
can be achieved through consistent
application across land-use zonings,
removing ambiguities/inconsistencies
in the wording of similar provisions,
strengthening of existing protection
measures and the addition of new,

best practice provision exemplified by
the Council’s reviewed during Stage
2 of the project (see Appendix A for
detailed recommendations).

The opportunities presented
for enhancing our biodiversity
conservation objectives through
encouraging Green Roof installations
within the residential, mixed-use
and commercial land-use zones are
enormous. Bushland fragmentation
and the barriers to ecosystem
processes that are created through
our hard urban landscape will be
largely impossible to overcome (longterm) without a greater integration of
appropriate soft landscaping within
the built environment. Whilst Council
programs such as Native Havens,
Streets Alive and community planting
events (i.e. National Tree Day) are to
some extent addressing this issue, the
opportunity presented by prescribed
development controls that either
encourage green roofs or at least
remove barriers to their wider use
will serve to substantially enhance
our ability to link bushland reserves
and provide those vital pathways
for wildlife and the movement of
plant propagules (i.e. pollens, seeds,
segments etc).
For the most part, provisions relating
to the long-term preservation of
our urban forest have been well
integrated in to draft DCP Section 16
Tree and Vegetation Management
already, as the initial review coincided
with development of Council’s Urban
Forest Strategy in 2010/11. However,
appropriate reference to this section
of the draft DCP from other parts of
the document can be improved and
are included in the recommendations
table.
Whilst provisions relating to
threatened species conservation
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already exist in the draft DCP Section
15, the findings of Council’s Natural
Area Survey 2010, in which several
previously unidentified threatened
species and endangered ecological
communities were recorded, could
be more transparently communicated
to planners and property owners
through the addition of a biodiversity
inventory map. Alternately these
attributes (i.e. location of threatened
species habitat and EECs) could be
incorporated in the Bushland Buffer
Map (see appendix D), simplifying
the need for additional reference
materials.

stage 3 – Conclusion
As highlighted throughout this
project, the main opportunities
for encouraging ESD in relation
to biodiversity conservation (in a
planning context) is the appropriate
application of landscape design,
management and implementation/
maintenance, particularly within
identified ‘bushland buffer’ zones.
The potential barrier to adopting
these best practice controls may
come down to broad community
acceptance, particularly with
increasing distance from actual
bushland remnants. However this
barrier could be overcome through
continued extensive community
consultation and education initiatives.
Council’s planning framework and
development assessment processes
present a unique opportunity to
facilitate both immediate benefits
for biodiversity conservation as
well as long-term improvements
that may prove critical to ecological
sustainability under changing climatic
conditions. This project has shown
that this can be achieved through:
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• Limiting initial physical impacts of
private property re-development
and ensuring appropriate
site maintenance during the
development process;
• Recognising any in-situ
biodiversity values on private
property and integrating those
values into the development
from the outset;
• Designing the development to
harmonise with the surrounding
natural environment:
• Through appropriate siting of
built structures;
• Incorporation of buffer
plantings along any bushland
edges;
• Selection of appropriate
landscape species and mix
of vegetation structures to
provide a range of habitat
opportunities;
• Selecting and positioning
stormwater infrastructure
appropriately;
• Supporting existing community
engagement programs for
biodiversity conservation (such
as Native Havens) to facilitate
Council’s wildlife corridor creation
objectives;
• Supporting Council bushfire
management and threatened
species conservation
obligations through appropriate
development design that is
consistent with the relevant
statutory instruments.
By ensuring development on private
land considers both on-site and
off-site biodiversity values more
thoroughly and with greater access
to supporting information, Council
can ensure that new development
compliments our biodiversity
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conservation programs, rather
than undermining their ongoing
effectiveness.

In order for this project to be
ultimately successful, Council’s ability
to ensure consistent application
of DCP provisions in development
consents must be further considered.
There are numerous examples,
both recent and historical, where
developments adjoining bushland
have not had existing provisions
adequately applied and where
expertise from within Council has not
been sought for input. Addressing
this issue of consistency will require
greater internal collaboration
between divisions and a more
inclusive approach to development
assessment and the formulation of
consent conditions.
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Recommendations
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

1

Reword DCP subsection
heading

Properties in proximity to bushland

S.1.3.2
S.3.2.2

2

Replace existing DCP
objective

Ob. To ensure that development located within
proximity of land zoned E2 Environmental
Conservation is compatible with long term
conservation and management of Council’s bushland
reserve system in accordance with Council’s Bushland
Plan of Management and other relevant legislation/
policies.

S.1.3.2(O1)
S.3.2.2(O1)

3

Alter application of
Section 15 Bushland by
replacing existing text

This Section of the DCP applies to development on
land within the North Sydney LGA that is identified as
E2 Environmental Conservation, Area A, or Area B on
the Bushland Buffer Map.

S.15.1.2

4

Insert Bushland Buffer
Map

5

Insert new DCP objective.

Ob. To ensure landscaping protects and enhances
North Sydney’s urban biodiversity.

S.15.2.1(O2)

6

Insert new DCP provision.

Pr. Development on properties in proximity to
bushland must be consistent with the requirements
of Section 15 – Bushland. Note: Refer to the Bushland
Buffer Map to identify properties in proximity to
bushland.

S.1.5.8(P8)
S.2.7.5(P6)
S.3.4.7(P8)

7

Insert new DCP provision.

Pr. Developments located within Area A as shown on
the Bushland Buffer Map that adjoin or are adjacent to
(i.e. includes land that is located on the opposite side
of a road) land zoned E2 - Environmental Conservation
must be setback a minimum of 10m from all bushland
boundaries.

S.15.2.1(P1)

8

Insert new DCP provision.

Pr. Developments located within Area A as shown on
the Bushland Buffer Map that adjoin or are adjacent to
(i.e. includes land that is located on the opposite side
of a road) land zoned E2 - Environmental Conservation
that will significantly alter existing vegetation, ground
levels, or drainage conditions must incorporate a
minimum 10m wide vegetated buffer to all bushland
boundaries.

S.15.3.2(P1)

S.15.1.2 (or in Appendix)
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

9

Insert new DCP provision.

Pr. Developments located within Area A as shown
on the Bushland Buffer Map that are required to
incorporate a 10m wide vegetated buffer to bushland
boundaries must submit a landscape plan to Council
showing that the buffer will be vegetated using 100%
local native species (as listed on Council’s website).
Landscape plan design should be species diverse and
incorporate a range of vegetative layers that enhance
the habitat value of the landscaped area for local
wildlife.

S.15.3.3(P1)

10

Insert new DCP provision.

Pr. Developments located within Area A as shown
on the Bushland Buffer Map that will significantly
alter existing vegetation, ground levels, or drainage
conditions must submit a landscape plan to Council
with at least 80% of the overall number of trees,
shrubs and groundcovers being locally occurring
native species (as listed on Council’s website). The
landscape plan design should be species diverse and
incorporate a range of vegetative layers that enhance
the habitat value of the landscaped area for local
wildlife. Exemptions may apply for heritage properties
or properties within a heritage conservation area.

S.15.3.3(P2)

11

Insert new DCP provision.

Pr. Developments located within Area B as shown
on the Bushland Buffer Map that will significantly
alter existing vegetation, ground levels, or drainage
conditions must submit a landscape plan to Council
with at least 50% of the overall number of trees,
shrubs and groundcovers being locally occurring
native species (as listed on Council’s website). The
landscape plan design should be species diverse and
incorporate a range of vegetative layers that enhance
the habitat value of the landscaped area for local
wildlife. Exemptions may apply for heritage properties
or properties within a heritage conservation area.

S.15.3.3(P3)

12

Insert new DCP provision.

Pr. Access to the proposed development through or
across land zoned E2 Environmental Conservation will
not be permitted under any circumstances.

S.15.2.1(P9)

13

Insert new DCP provision.

Pr. Landscape design at the bushland interface
should seek to achieve the dual objectives of
bushfire mitigation and biodiversity conservation by
protecting remnant vegetation and enhancing habitat
opportunities.

S.15.2.2(P2)

14

Insert new DCP provision.

S.15.2.2(P3)
Pr. Bushfire mitigation controls must be integrated
within the property being developed. Asset Protection
Zones or other controls must not be placed on Council
land.
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

15

Insert new DCP provision.

Properties adjoining bushland not designated as
‘bushfire prone’ should consider bushfire threat
mitigation in regard to building location and
landscaping design/species selection.

S.15.2.2(P4)

16

Replace existing DCP
provision.

Pr. Noxious and environmental weeds (as listed on
Council’s website) must be eradicated from the
property before commencement of works.

S.15.3.1(P1)

17

Insert new DCP provision.

Pr. All weeds must be fully and continuously
suppressed for the duration of the development.

S.15.3.1(P4)

18

Insert new DCP provision

Pr. Weed control must not adversely affect existing
native vegetation on the site (or adjoining).

S.15.3.1(P5)

19

Insert new DCP objective

Ob. To ensure that landscaping on properties directly
adjoining or opposite bushland not designated as
bushfire prone meets the dual objectives of bushfire
hazard mitigation and biodiversity conservation.

S.15.3.2(O2)

20

Remove existing DCP
provision

Pr. Exotic species may be planted, but only if they are
of a non-invasive species.

S.15.3.2(P2)

21

Insert new DCP provision.

Pr. Landscape design on properties adjoining nonbushfire prone bushland should achieve biodiversity
objectives without exposing the property to increased
bushfire risk. Guidance for achieving this provision can
be found in Planning for Bushfire Protection 2006.

S.15.3.2(P8)

22

Insert new DCP provision.

Pr. Development within Area A as shown on the
Bushland Buffer Map must submit a Drainage Plan to
Council addressing the requirements of DCP Section
18 in addition to the provisions of DCP Section 15.

S.15.3.4(P1)

23

Remove existing DCP
objective.

Ob. Promote substantial landscaping, including trees
which will grow to a minimum height of 15m;

S.1.5.6(O1)f
S.3.4.5(O1)f

24

Insert new DCP objective.

Ob. To promote substantial landscaping that includes
the planting of trees that when mature will have
significant canopy cover.

S.1.5.6(O1)f
S.3.4.5(O1)f

25

Insert new DCP objective.

Ob. To encourage the provision of space for
biodiversity conservation and ecological processes.

S.1.5.6(O1)k
S.3.4.5(O1)k

26

Insert new DCP objective.

Ob. To encourage biodiversity conservation and
ecological processes.

S.1.5.8(O3)

S.1.5.6(O1)l
S.1.5.8(O4)
S.3.4.5(O1)l
S.3.4.7(O4)
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S.3.4.7(O3)

27

Insert new DCP objective.

Ob. To provide a buffer between bushland areas and
development.

28

Insert new DCP provision.

Pr. Trees should provide at least 50% canopy cover over S.1.5.8(P8)
landscaped area at maturity.

29

Insert new DCP provision.

Pr. Plant the largest growing and longest lived tree
species appropriate to the site conditions.

S.1.5.8(P9)
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

30

Amend existing DCP
provision.

Pr. Developments should incorporate locally
occurring native species to reduce water and fertilizer
requirements.

S.1.5.8(P4)
S.3.4.7(P4)

31

Amend existing DCP
provision.

Pr. Minimise disturbance of existing surface and
underground drainage to minimise run-off into the
water.

S.1.3.4(P5)
S.3.2.4(P5)

32

Insert new DCP provision.

Pr. In accordance with Section 15 and Section 16,
preserve existing trees and vegetation where-ever
feasible and replace any tree or vegetation removed or
damaged as part of development.

S.1.3.4(P5)
S.3.2.4(P5)

33

Remove existing DCP
provision

Pr. Development must be consistent with the
requirements of Section 15 - Bushland to this DCP.

S.1.3.2(P1)
S.3.2.2

34

Insert new DCP provision.

Pr. Development on properties in proximity to
bushland must be consistent with the requirements
of Section 15 – Bushland. Note: Refer to the Bushland
Buffer Map to identify properties in proximity to
bushland.

S.1.3.2(P1)
S.3.2.2

35

Amend existing DCP
provision.

Pr. Maintain existing ground levels on land adjoining E2 S.1.3.2(P2)
Environmental Conservation (bushland).
S.3.2.2(P2)

36

Insert new DCP provision.

S.1.3.3(P2)
Pr. Bushfire mitigation controls must be integrated
within the property being developed. Asset Protection S.3.2.3(P2)
Zones or other controls must not be placed on Council
land.

37

Amend existing DCP
provision

Pr. Use plant species in landscaping that are not
harmful to children or the environment. Avoid the
use of noxious and environmental weeds (as listed on
Council’s website).

S.5.10.3(P9)

38

Amend existing DCP
objective.

Ob. To increase the provision of native vegetation and
water in the public domain and publically accessible
areas within private developments.

S.2.7.5(O1)

39

Amend existing DCP
objective.

Remove word ‘adjoining’ from objective.

S.15.1.1(O5)

40

Remove existing DCP
provision.

Pr. Plant locally indigenous and provenance species
S.15.3.2(P1)
which are consistent with naturally occurring species in
the adjoining bushland vegetation community.

41

Amend existing DCP
provision.

Pr. Footpath design should (b) Allow for the planting of S.20.5.4(P3)b
street trees in accordance with the North Sydney Street
Tree Strategy and section 16 of the DCP.

42

Amend existing DCP
provision.

Remove the word ‘significant’.

S.21.4.2(P5)
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No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if
required)

Recommended draft
LEP or draft DCP
location

43

Insert new LEP provision.

(e) whether the proposed development:

S.6.4 (5) Building design
and public benefits

• Improves the quality and volume of stormwater
leaving the site; and

25

• Provides adequate vegetation to improve the
aesthetic and ecological functions of the site; and
• Minimises the sites contribution to climate change
through being energy efficient, producing low- or
zero-carbon energy and/or sequestering carbon.
44

Insert new DCP subsection.

Sustainable roofs

S.1.6.10; S.2.6.10; and
S.3.5.10

45

Insert new DCP objectives. Ob. To produce renewable energy;
Ob. To produce solar hot water;
Ob. To reduce internal heating and cooling
requirements;
Ob. To improve the aesthetics and amenity of the
urban environment;
Ob. To increase biodiversity;
Ob. To reduce stormwater flows;
Ob. To improve stormwater quality;
Ob. To improve air quality;
Ob. To reduce the urban heat island effect;
Ob. To improve the efficiency of photovoltaic cells;
Ob. To sequester carbon;
Ob. To improve the life-span of roof membranes;
Ob. To reduce noise pollution; and
Ob. To allow for food production where appropriate;
and
Ob. To provide accessible roof space.

S.1.6.10; S.2.6.10; and
S.3.5.10 - Sustainable roofs

46

Insert new DCP provision.

S.1.6.10; S.2.6.10; and
S.3.5.10 - Sustainable roofs

Pr. Development applications for buildings or parts of
buildings with generally flat roofs are to submit a roof
top plan demonstrating how the available roof space
contributes to the achievement of five or more of the
above objectives.
‘Available roof space’ excludes:
• Roof plant;
• Lift overruns.
‘Available roof space’ includes but is not limited to:
• roof top gardens, terraces and recreational
spaces.
Council encourages the provision of green roofs
(extensive, intensive or a hybrid or combination) to
achieve many of the above objectives.
The North Sydney Council Green Roof Resource
Manual should be consulted for technical guidance on
the design, construction and maintenance of green
roofs.
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A ppe n d i x A – Re v i ew of b i od i v er si t y co nser vat i o n pr ov isi o ns fr om ot h er NS W loca l au t h o r i t i es

Comparison of biodiversity conservation provisions from other local authorities against North Sydney draft DCP2012 provisions is shown in the green columns.
Planning
authority

Reference

Policy name

Provisions

Equivalent provision in
draft DCP2012?

Is a change to draft DCP 2012 required
to achieve same effect as the identified
provision from other jurisdiction?

Rec.
No.

Ku-ring-gai
Council

Residential Design
Manual DCP-38

4.3.9
Biodiversity

OBJECTIVE
Proposed landscaping works shall protect and enhance native vegetation to conserve and promote biodiversity.

NSdDCP Section 15.3
- Landscaping and
stormwater management
provides some general
guidance regarding
landscaping for sites
immediately adjacent to
bushland.

Yes. Distance from bushland model for
determining the ratio of required native
planting is innovative and should be applied
in NSC.

1, 2, 3,
4, 6,
7, 8, 9,
10, 11,
16, 17,
18

NOTE: Applicants are encouraged to purchase locally occurring native plant species. Advice can be sought from Council’s
Community Nursery.
PROVISIONS
This must be achieved by:
a) Minimising disturbance to existing vegetation on the site and adjoining bushland
b) Planting the site with an appropriate selection of non-invasive plant species, including native and locally occurring trees,
grasses and ground covers;
c) Where a property boundary is greater than 300m from bushland at least 25% of the overall number of trees and shrubs shall
be locally occurring native species;
d) Where a property boundary is between 300m and 100m from bushland at least 50% of the overall number of trees and
shrubs shall be locally occurring native species;
e) Where a property boundary is within 100m from bushland at least 80% of the overall number of trees and shrubs shall be
locally occurring native species;
f) Planting locally occurring riparian native plant species adjacent to watercourses;
g) Weed management including removal of noxious weeds, urban and environmental weeds and nuisance plants as per
statutory requirements
Hornsby
Council

Area DCP Berowra Cowan

Environment
Strategy

N/A

No.

Limited application to NSC as biodiversity
related controls focus on preservation of insitu biodiversity on private land

Policies & Guidelines

Planting
Guide

Highly detailed native plant guide to assist applicants / landscapers in the planting of appropriate locally occurring species.

No. Draft DCP2012 refers
only to using locally
indigenous species and
provides no further
guidance.

Yes. Reference to Council website will allow
applicants to access information regarding
locally indigenous species.

9, 10,
11, 16

Landscape
Code

Requirements for landscape plans.

No. Other than general
character statements,
draft DCP2012 Section
15 does not contain
minimum requirements for
landscape plans regarding
development in proximity
to bushland.

Yes. More specific requirements and
guidance for landscape plans will aid
bushland management objectives.

9, 10,
11, 13,
14, 15,
19, 21,
28, 29,
36

Flora & Fauna
Assessment
Guidelines

Guidelines for developments where remnant canopy, bushland or threatened species have been recorded on private land

Section 15.3.3 provides
for the retention and
protection of remnant of
bushland on private land.

No.
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authority

Reference

Policy name

Provisions

Lane Cove
Council

DCP

Landscaping

Section 15 provides similar No.
PROVISIONS
a)	New plantings must comprise indigenous species in all areas visible to the public (‘indigenous’ means those trees, shrubs and provisions to that within
the Landscaping section of
plants occurring naturally in the Lane Cove area).
b)	The proposed landscape treatment should assist in ensuring that the development is not visually intrusive by providing visual the Lane Cove DCP.
softening of buildings, driveways and car parking areas.
c)	The development should retain existing trees where reasonably possible and should not require unnecessary tree
removal. Indigenous canopy trees should be provided where space permits. In particular where tree removal is required
compensatory planting is favoured. (Street trees are a community asset and are not readily removed because of a
development application.)
d) Mass planted areas, comprising indigenous trees, shrubs and groundcovers should be included in the landscaping scheme in
preference to unnecessarily large areas of lawn.
e)	The proposed landscape treatment should be compatible with the existing environmental character of the area and be
planned so as not to affect adjoining properties. The use of native trees and shrubs to provide privacy screening is desirable.
f) Existing natural features such as rock outcrops, cliffs and natural bushland should be conserved where reasonably possible.
g) Where existing trees are proposed to be conserved, the method of protecting the trees during construction should be
specified in a report submitted by a suitably qualified arborist.
h)	Hard paved areas should be minimised thereby providing the maximum landscaped area possible. The utilisation of
permeable paving materials in hard-scapes is encouraged.
i)	The establishment and ongoing maintenance of new plantings should be considered. Plants with low watering requirements
are preferred. The use of plants with high watering requirements should be minimised. Where these are used, details of the
proposed irrigation system should be specified. Irrigation should be supplied to plantings over slabs and in planter boxes but
not areas that are adjacent to bushland.
j)	In foreshore areas the landscape scheme should ‘establish and maintain an aesthetic form as close as possible to the natural
character which would best compliment the pleasing waterway of the Lane Cove River...’
k) Foreshore areas are determined under the Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005. It should
be noted that this includes a large portion of properties that are not adjacent to foreshores and waterways
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Is a change to draft DCP 2012 required
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provision from other jurisdiction?

Rec.
No.
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Planning
authority

Reference

Policy name

Provisions

Equivalent provision in
draft DCP2012?

Is a change to draft DCP 2012 required
to achieve same effect as the identified
provision from other jurisdiction?

Rec.
No.

Lane Cove
Council

DCP 5.2.2 Bushland
Protection

1.1.1 In
Residential
Areas

OBJECTIVE
To provide a transition area between the building and bushland area so as to reduce the impacts of development upon
bushland.

Section 15 does not
provide for the creation of
a vegetated buffer on the
bushland interface.

Yes. Introduction of a vegetated buffer on
the bushland interface would greatly aid
bushland management objectives.

4, 5, 6,
7, 8, 9,
27

Section 15 does not
provide for the creation of
a vegetated buffer on the
bushland interface.

Yes. Introduction of a vegetated buffer on
the bushland interface would greatly aid
bushland management objectives.

4, 5, 6,
7, 8, 9,
27

PROVISIONS
a)	This is that part of the site which separates bushland from the building area.

29

b) All work should have minimal to no adverse impact on bushland.
c) Buildings, including swimming pools and enclosed garden rooms, are not permitted within this area. This area can be used
for structures and/or works such as:
i. paved areas, decking, lawn areas and garden beds,
ii. stormwater detention/absorption pits and associated landscaping,
iii. temporary storage of building materials, and
iv. bushfire fuel breaks.
d) Paving is not to exceed 25% of this area and should be permeable.
e) Excavation must be kept to a minimum and must not impact upon any trees or bushland.
f)	The size of the area will depend on site area but a minimum depth of 10 metres should be taken as a guide. This area may
increase if shallow bedrock occurs and/or the establishment of any works defined under part c) of this section cannot be
achieved.
g) Where there is insufficient space for a buffer due to the orientation, size or location of the site, then the applicant must show
how the adjacent bushland can be adequately protected according to the aims and objectives of this Plan.
Lane Cove
Council

DCP 5.2.2 Bushland
Protection

OBJECTIVE
1.1.2 In
Industrial and To provide a transition area between the building and bushland area so as to reduce the impacts of development upon
Commercial
bushland.
areas
PROVISIONS
a)	This is that part of the site which separates bushland from the building area.
b) Stormwater infrastructure is permitted within the buffer area.
c)	In certain circumstances, Council may consent to roads within the buffer area after consideration of issues such as the
objectives of this section, topography and retention of natural features.
d)	Hard surface areas must not exceed 25% of the total buffer area.
e) Deep excavation or any excavation around trees or close to bushland is not permitted.
f) Appropriate measures must be taken so that any construction in the buffer area does not impact upon the bushland.
g)	The size of the area will depend on site area but a minimum depth of 10 metres should be taken as a guide. This area may
increase if the establishment of any works defined under parts b - f of this section cannot be achieved.
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Planning
authority

Reference

Policy name

Provisions

Equivalent provision in
draft DCP2012?

Is a change to draft DCP 2012 required
to achieve same effect as the identified
provision from other jurisdiction?

Rec.
No.

Lane Cove
Council

DCP

5.1 Bushland
Protection

OBJECTIVE
To protect bushland, public and private, from the impacts of development.

No.

Adaptation of these provisions into NSdDCP
Section 1 Residential Development would
be beneficial, with reference to NSdDCP
Section 15

5, 6, 7,
8, 33,
34, 35

Yes. Tree protection
measures are contained in
NSCdDCP Section 16

No.

Maintenance of existing
ground levels adjacent to
bushland occurs via S.1.3.2.
Retention and protection
of significant trees is
addressed in Section 16.

No.

PROVISIONS
a)	This is the part of the site which contains bushland vegetation and other topographic and natural features.
b)	It is an extension of the areas of bushland zoned or reserved for public open space purposes and should exhibit the same
characteristics as that for the land zoned “E2 Environmental Conservation” under the Lane Cove LEP.
c)	It may be land which is currently degraded but forms a continuous link with bushland on neighbouring properties.
d)	If land within the bushland area is identified as ‘Environmental Protection’ on the Environmental Protection Map, then any
development on that land must comply with Clause 6.4 of the LEP. Notwithstanding this, development adjacent to bushland
must also comply with this DCP.
e)	No development or alteration that leads to degradation will be permitted within the area irrespective of whether it is public
or private bushland.
Manly
Council

Residential
Development DCP

5.9.1 Flora
and fauna
protection

PROVISIONS
a)	Trees, significant under-storey vegetation, and significant natural features such as rock outcrops (that have been identified
on the site plan to be preserved) shall be fenced. The fencing shall be located 1m from the canopy of trees to be retained,
significant under-storey vegetation and significant natural features;
b) Trenches for services shall be located outside the canopy of retained trees wherever possible;
c)	If there is no alternative, then the exposed face of the trench shall not be closer than 4m from the trunk of a retained tree.
The trench shall be excavated with hand tools;
d) Care shall be taken during excavation to ensure tree roots of 40mm diameter or greater are not damaged or severed;
e) Protective fencing shall be marked with warning signage, with lettering of not less than100mm high, identifying the reasons
for the fencing;
f) Native vegetation, approved for removal, should be mulched and used in the final landscaping;
g) Mulching undertaken shall be accompanied by appropriate stormwater and sediment protection measures;
h) Seed bank regeneration shall be used to promote the perpetuation of indigenous plants on the site; and
i) Grassed areas shall be preserved to retain the maximum possible cover of native vegetation and minimising the area of
disturbed land.

Manly
Council

Residential
Development DCP

5.3.6
Protection of
Landforms

PROVISIONS
The following applies for the protection of landforms:
a) A site analysis plan must be submitted with all development applications indicating:
i. Proposed extent and depth of cut and fill (including driveways, buildings and paved areas) and its impact on any existing
trees, shrub understorey, rock outcrops or bushrock;
ii.	Location of natural or significant features (e.g. watercourses, rock outcrop, bushrock) to be protected if likely to be affected
by construction.
b) Excavation must not adversely affect the stability or long term survival of any trees on adjoining properties. Excavation under
the canopy of any trees to be retained (including those on neighbouring properties) will only be permitted if Council is
satisfied that their long term survival and stability is not likely to be jeopardised; and
c) On sloping sites pier and suspended slab construction techniques should be considered in order to reduce excavation and
maximise retention of existing vegetation.
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Planning
authority

Reference

Policy name

Provisions

Equivalent provision in
draft DCP2012?

Is a change to draft DCP 2012 required
to achieve same effect as the identified
provision from other jurisdiction?

Rec.
No.

Newcastle
City Council

DCP Provision 7.02

Landscape,
Open Space
& Visual
Amenity

PROVISIONS
a)	Invasive grasses and species avoided on sites adjoining significant bushland

S.15.3.1 deals with
management of weeds on
the bushland interface.

Existing provisions should be strengthened
to achieve same level of weed control as
NCC DCP.

16, 17,
18, 20

S.15.3.3 deals with
management of remnant
bushland. S.15.3.1 deals
with weed management.

Weed management during construction to
be strengthened.

16, 17,
18, 20

Yes. Deep soil zones are
provided via S.1.5.7.

No.

b) Buffer planting of indigenous species provided in areas adjacent to significant bushland and maintained as fuel reduction
and weed free zone.

31

c) Maintenance required for a minimum of 3 months to a maximum of 12 months depending on the size of works as
determined by Council.
Wollongong
City Council

Wollongong DCP
Chapter E6

5.1 Landscape PROVISIONS
Design
a)	Landscape design should reinforce the identified natural attributes of the site, including, but not limited to watercourses,
landmark elements, views and vistas, significant remnant trees and tree stands.
b)	Remnant native vegetation should be retained, managed and incorporated into landscape design, wherever practicable.
c)	Landscape design should also maintain or improve the amenity and visual quality of the site. Landscaping measures are
required to help to screen visually obtrusive land uses or buildings.
d)	Noxious weed species are to be eradicated from the development site prior to commencement of landscaping works. The
Preservation and Management of Trees and Vegetation chapter in Part E of the DCP lists Noxious Weeds in the Wollongong
LGA. Council may also advise of additional species to be removed prior to building approval.

Wollongong
City Council

Wollongong DCP

Chapter B1
OBJECTIVES
Residential
a)	To protect existing mature trees on a site and encourage the planting of additional significant vegetation.
Development
b)	To encourage the linkage of adjacent deep soil zones on development sites, to provide habitat for native indigenous plants
Sect 5.9 Deep
and birdlife.
Soil Planting
c)	To allow for increased water infiltration.
d)	To contribute to biodiversity.
PROVISIONS
a)	The siting of the deep soil zone shall be determined following a Site and Context Analysis to investigate whether this area
should be located:
i. Centrally within the site to allow for overlooking from dwellings within a development;
ii. At the rear of the site to allow for separation from adjacent dwellings and to provide a continuous corridor of vegetation of
native fauna; or
iii. Elsewhere within a site to allow for retention of significant trees and attain maximum access to sunlight.
b) A minimum of half of the landscaped area (i.e. 15% of the site) must be provided as a deep soil zone, where the deep soil
zone is not located at the rear of the site. The deep soil zone may be located in any position on the site, other than forward of
the building line, subject to this area having a minimum dimension of 6m. Alternatively, the deep soil may extend along the
full length of the rear of the site, with a minimum width of 6m. The area of deep soil planting must be continuous to ensure
that the deep soil planting area is a singular uniform area and is not fragmented.
c)	No structures, basement carparks, driveways, hard paving, decks, balconies or drying areas are permitted within the deep soil
zone.
d)	The deep soil zone shall be densely planted with trees and shrubs. Where a multi dwelling housing development is to be
strata titled, the deep soil zone may be retained within the common property or allocated to an individual unit entitlement,
where such dwelling is directly adjacent.
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Planning
authority

Reference

Policy name

Provisions

Wyong
Council

Wyong DCP

Chapter 66
OBJECTIVES
Subdivision
a)	To incorporate existing vegetation on site into the subdivision landscape design.
Sect 3.9
b)	To retain natural character and significant vegetation.
Vegetation
c)	To locate potential development outside environmentally sensitive areas.
Management,
d)	To suitably locate bushfire protection and WSUD infrastructure.
Threatened
e)	To retain natural vegetation where possible, to maintain the level of biodiversity of native flora and fauna.
Species
and Urban
f)	To not impact on adjoining land and surrounding communities.
Interface
g)	To have regard to the likely impacts of urban development and to incorporate buffer requirements to remnant vegetation on
Areas
adjacent land.
PROVISIONS
Urban Interface Area (UIA) Requirements
a) An Urban Interface Area (UIA) will be required for each subdivision on land that contains and/or adjoins significant
vegetation.
b)	The UIA is a generic model which shall be applied site specifically to all development across Wyong Shire where future urban
development interfaces with significant vegetation. The UIA concept objectives are to provide a multi-purpose corridor to:
i. manage edge effects on retained vegetation;
ii. suitably locate bushfire protection and WSUD infrastructure;
iii. provide appropriate access to public lands;
iv. provide suitable buffers to retained natural watercourses;
v. streamline the requirements of diverse regulatory regimes and expedite State government approvals;
vi.provide assistance to developers in estimating lot yield and purchase of land for subdivision; and
vii. improve and simplify ongoing management of retained native vegetation and related maintenance costs.
c)	The UIA model is only applicable where development is proposed that directly contains and/or adjoins significant vegetation.
In many cases this will be National Parks, State Forests and Council reserves but in some cases will include private land with
particular elements of environmental value such as Endangered Ecological Communities, natural watercourses or native
vegetation that is of landscape significance.
d)	The UIA model shall be applied with particular reference to the specific characteristics of the site, type of development
proposed, type of adjoining vegetation and the ultimate tenure and purpose of retained vegetation (e.g. National Pk,
Community Land – Bushland, Operational Land – Drainage, or private land).
e)	The UIA model is primarily designed to be applied on greenfield site land subdivisions for residential, industrial and
commercial purposes, but may also provide a solution for the redevelopment of larger sites.
f)	The detailed application of the UIA model is not generally suitable for small scale infill subdivision or boundary adjustments,
unless that land forms part of a wider bushland corridor strategy. The objectives detailed above however, shall be applied as
appropriate.
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Equivalent provision in
draft DCP2012?

Is a change to draft DCP 2012 required
to achieve same effect as the identified
provision from other jurisdiction?

Rec.
No.

No. Draft DCP2012 refers
only to using locally
indigenous species and
provides no further
guidance.

Yes. Increased emphasis on management
of the Urban-Bushland interface required
by stipulating buffer requirements for
development of private land.

4, 5, 6,
7, 8, 9,
13, 27,
31, 32

Although Wyong’s objectives and
controls are prepared for subdivision scale
developments, their application in NSC to
in-fill residential development could be
beneficial.
Defining the urban interface area &
identifying controls that specifically address
known edge effects on bushland is both
innovative and effective in achieving longterm sustainability of bushland integrity.
Clearly there would need to be significant
adaptation in order for these controls to be
applied in NSC context.
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Planning
authority

Reference

Policy name

Provisions

Wyong
Council

Wyong DCP

Chapter 66
The UIA consists of three components:
Subdivision
a) Access:
Sect 3.9
5-20 metres width - from the proposed lot boundary to be cleared and utilised for access for a range of purposes (public
Vegetation
access, maintenance, bushfire protection etc). This area generally consists of a formed road or trail and permanently cleared
Management,
verges, and forms part of the Asset Protection Zone (APZ) required for most development.
Threatened
Note: Where the Access does not form part of a dedicated road, suitable connections will be required to the public road system.
Species
Where community title or other arrangements are used to manage the UIA the Access may be utilised for car parking. This is generally
and Urban
defined by a suitable kerb and/or bollards.
Interface
b) WSUD infrastructure:
Areas
5-20 metres width - from the Access to the retained bushland used for WSUD treatment including swales, wetlands, pond
chains, gross pollutant traps, etc., as required by onsite investigation. This forms part of any required APZ.
Note: Where WSUD is not required a minimum width of 5m will be required, forming part of any required APZ and acting as an
additional buffer to the retained significant vegetation to reduce edge effects. This is generally defined by a fence or bollards to
delineate the APZ maintenance area if WSUD measures are not required.
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Equivalent provision in
draft DCP2012?

Is a change to draft DCP 2012 required
to achieve same effect as the identified
provision from other jurisdiction?
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Rec.
No.

c) Retained Naturally Vegetated Buffer:
5-10 metres minimum width - from the WSUD infrastructure to the boundary of the lot containing significant vegetation
to be retained (or the natural watercourse) is to be retained as a naturally vegetated buffer zone. No vegetation removal or
modification apart from bush regeneration will be permitted within this area.
Note: This buffer exists to minimise both biotic (impacts of drainage infrastructure, weed invasion, nutrient increase etc) and abiotic
(noise, wind, dust, light, litter etc) edge effects on land adjoining the proposed development site, thereby mitigating environmental
impacts.
Blue
Mountains
City Council

Better Living DCP

Part C

OBJECTIVES
a) Developments must not have a significant, adverse environmental impact on:
i. Any significant vegetation community,
ii.	The habitat of any threatened species, populations or endangered ecological communities,
iii. Any rare species of flora,

Introduction of comprehensive approach to
Emphasis on expanding
indigenous vegetation
landscaping according to location will aid
cover according to location bushland management objectives.
is not evident in draft
DCP2012.

1, 2, 3,
4, 6,
7, 8, 9,
10, 11,
31, 32

iv.	The hydrological aspect of the locality,
v. Any watercourse,
vi.Any significant natural feature, including rock outcrops, rock ledges and cliffs.
b)	Indigenous vegetation links must be maintained and are to be re-established.
c) On land which adjoins significant vegetation communities or environmentally sensitive areas, indigenous trees and shrubs
are to be retained and enhanced through appropriate regeneration and replanting.
d) Indigenous vegetation is to be used when revegetating and landscaping development sites in or adjoining environmentally
sensitive areas.
e) Development is to be designed and constructed to effectively integrate with the natural topography of the site.
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Planning
authority

Reference

Policy name

Provisions

Equivalent provision in
draft DCP2012?

Blue
Mountains
City Council

Better Living DCP

Part C

PROVISIONS (Residential Development)
a)	The alteration of the natural ground level by greater than 1 metre cut or greater than 1 metre depth of fill is not permitted.
Consideration will be given to increasing the depth of cut or fill where it is within the building footprint.

Introduction of comprehensive approach to
Emphasis on expanding
indigenous vegetation
landscaping according to location will aid
cover according to location bushland management objectives.
is not evident in draft
DCP2010.

b) Any imported fill must meet the criteria of Virgin Excavated Natural Materials.
c) Slab on ground construction methods can only be used where the natural ground level has contiguous areas of slope less
than 10%. On slopes greater than 10% site responsive split level slab construction methods shall be used.
d) Development should generally be located outside environmentally constrained areas.
e)	Land, which is already cleared or disturbed and does not form part of any existing or proposed development and is located
within a ‘ Slope Constraint Area’, ‘Vegetation Constraint Area’, ‘Ecological Buffer Area’, ‘Escarpment Area’, ‘Water Supply
Catchment’, ‘Riverine Scenic Quality Corridor’ or where the land adjoins areas identified as containing significant vegetation
or bushland, are to be stabilised and progressively rehabilitated with indigenous vegetation.
f)	In the ‘Living Bushland Conservation’ zone or in an area mapped as a ‘Protected Area Water Supply Catchment’, development
that increases the existing area of impervious or hard surfaces by more than 100 square metres or where the total area of
impervious or hard surfaces of existing and proposed development exceeds 300 square metres, provisions must be made for
on-site retention of water with a collection capacity of not less than 4000 litres per 100 square metres of hard or impervious
surface and the reuse of such water. Alternative measures will be considered where they have been designed by a suitably
qualified person.
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Is a change to draft DCP 2012 required
to achieve same effect as the identified
provision from other jurisdiction?

Rec.
No.
1, 2, 3,
4, 6,
7, 8, 9,
10, 11,
31, 32
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A ppe n d i x B – Re v i ew of b i od i v er si t y co nser vat i o n pr ov isi o ns co n ta i n ed i n No r t h S y d n e y d r af t
D CP2010 aga i ns t bes t pr ac t i ce cr i t er ia
The analysis of the planning documents from other jurisdictions has shown that ‘best practice’ approaches generally do the following:
A. Apply provisions in such a way that is commensurate with the likely impact of development;
B. Provide guidance and, where appropriate, set ambitious numerical controls;
C. Incorporate provisions that are clear and easy to understand;
D. Link to a clear strategic vision or policy;
E. Incorporate provisions that are accepted by the development industry and community; and
F. Fit within development assessment framework.
Assessment of draft DCP2012 provisions against the above best practice criteria is in the green columns. Relevant objectives are included to aid clarity.
Biodiversity conservation
Objective/Provision

Applies to DDCP section(s)
01

02

03

05

10

15

16

Best practice criteria
20

21

A

B

C

D

E

F

Properties adjoining bushland (s.1.3.2, s.3.2.2)

Comment

Sec Rec
No.

Development in proximity to bushland can have a negative effect
however the section heading only mentions properties adjacent
to bushland. Section heading should be reworded to relate to all
properties in proximity to bushland.

1

Development in proximity to bushland can have a negative effect
however the objective only mentions properties adjacent to
bushland. Objective should be reworded to relate to development
located in proximity to bushland.

2

Ob.	To ensure that development located adjacent to bushland is compatible
with long term conservation and management of remnant bushland in
accordance with Council’s Bushland Plan of Management and State policies.

X

X

Pr.

Development must be consistent with the requirements of Section 15 Bushland to this DCP.

X

X

Y

n/a

Y

Y

n/a

n/a

Pr.

Maintain existing ground levels on land adjoining bushland

X

?

?

Y

Y

Y

Y

Provision should be re-worded to refer to the E2 zone rather than
‘bushland’ which is undefined. All bushland is zoned E2.

Directs the reader to the relevant section of the DCP.
35

Properties on Bush Fire Prone Land (s.1.3.3)
Properties with a foreshore frontage (s.1.3.4, s.3.2.4)
Ob.	To promote a scale and form of development that enhances the scenic,
environmental and cultural qualities of the foreshore.

X

X

Pr.

Mature trees or significant landscaping should not be removed in order to
locate foreshore structures

X

X

Y

Y

Y

Y

Y

Y

This guidance is in addition to guidance and protection of trees
and vegetation afforded by Section 16 – Tree and Vegetation
Management

Pr.

Minimise disturbance of existing vegetation, surface and underground
drainage to minimise run-off into the water

X

X

Y

Y

Y

Y

Y

Y

This guidance is in addition to guidance and protection of trees
and vegetation afforded by Section 16 – Tree and Vegetation
Management

X

Y

Y

Y

Y

Y

Y

Site Coverage (s.1.5.5, s.3.4.4)
Ob.	To limit the building footprint so as to ensure adequate provision is made for
landscaped area

X

X
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Biodiversity conservation
Objective/Provision

Pr. Maximum site coverage must be in accordance with Table B-1.5 and B-3.3
For the purposes of P1, the following items are considered to constitute site
coverage: buildings as defined by the EP&A Act;
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garages and carports; sheds; enclosed / covered decks, pergolas and the like;
swimming pools, spa pools and the like: other structures including: permanent
BBQ structures; cabanas; external staircases; gazebos; greenhouse/glasshouse;
plant rooms; rainwater tanks; ramps; garbage storage facilities.
However, site coverage excludes:
any basement; any part of an awning that is outside the subject site; any eaves;
unenclosed balconies, decks, pergolas and the like; paving and patios (porous
and non-porous); driveways and car stand areas (porous and non-porous); water
features; or anything else defined as landscaped area
Landscape Area (s.1.5.6, s.3.4.5)
Ob. Promote substantial landscaping, including trees which will grow to a
minimum height of 15m

Objective should be reworded such that it is clear that trees with
significant canopy coverage are encouraged.

23, 24

A new objective should be introduced so it is clear that landscaped
areas aim to encourage the provision of space for biodiversity
25
conservation and/or ecological processes.
A new objective should be introduced so it is clear that landscaped
areas, in particular locations, aim to provide a buffer between
27
bushland areas and development.
Provide minimum landscaped area and maximum un-built upon areas must
be in accordance with Table B-1.6 and B-3.4
For the purposes of P1, landscaped area is considered to comprise all parts of a
site used for growing plants, grasses and trees, but does not include any building,
structure or hard paved area; and

Pr.

X

X

Y

Y

Y

Y

Y

Y

n/a

n/a

Y

Y

Y

Y

n/a

n/a

Y

Y

Y

Y

n/a

n/a

Y

Y

Y

Y

the following items are considered to constitute un-built upon area: any
basement; any part of an awning that is outside the subject site; any eaves;
unenclosed balconies, decks, pergolas and the like; paving and patios (porous
and non-porous); driveways and car stand areas (porous and non-porous); water
features; or however, un-built upon area excludes:
anything else defined as site coverage; or anything else comprising landscaped
area
X

X

Ob.	To retain existing vegetation and allow for new substantial vegetation and
trees

X

X

Pr.

the development is in accordance with and promotes the objectives of this
subsection

X

X

Pr.

Council may grant consent to a dwelling house, dual occupancy, attached
dwelling or semi-detached dwelling incorporating a basement garage or car
parking, but only where it can be demonstrated:

X

Pr.	Retain existing mature vegetation and trees and show what measures are to
be implemented to protect this vegetation during construction (refer to Part
B: Section 16 – Trees and Vegetation Management of the DCP)
Excavation (s.1.5.7, s.3.4.6)

(a) that the development satisfies the objectives of the clause

36

This provision requires more landscaped area for larger
developments and defines what landscaped area is and isn’t.
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Pr.

Where practical, a minimum of 30% of a site should comprise a deep soil
area, of which:
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Y

Y

Y

Y

Y

Y

Y

Y

Y

Y

Y
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(a) a minimum of 50% should be located at the rear of the site. Sites with
dual or rear lane frontages, this area may be relocated to allow buildings
to address the secondary frontage.
(b) a minimum of 30% should be located within the front setback.
(c) a minimum 1.5m wide strip of soft landscaping is to be located along one
side boundary. A minimum 1.5m wide strip is to be provided along both
boundaries where the site width permits
Landscaping (s.1.5.8, s.3.4.7)
Ob.	Landscaping and planting satisfies minimum performance standards and is
sustainable and appropriate to the site

X

X

A new objective should be introduced so it is clear that
landscaping aims to encourage biodiversity conservation and
ecological processes.

26

A new objective should be introduced so it is clear that
landscaping, in particular locations, aims to provide a buffer
between bushland areas and development.

27

Pr.

Works are not to occur within the drip line of any tree that has a height
greater than 6m, or a girth greater than 1m, measured 1m above the base of
the tree.

X

X

Y

Y

Y

Y

Y

Y

Pr.

Where a development proposes to incorporate plant containers, they should
have a minimum diameter of 110mm and a minimum depth of 135mm.

X

X

n/a

Y

Y

Y

Y

?

This type of landscaping can occur outside the development
assessment process. This provision provides guidance only.

Pr.

Developments should incorporate locally occurring native species to extend
habitats for fauna and reduce water and fertilizer requirements.

X

X

N

N

Y

Y

Y

?

This provision does not differentiate between developments
that are in proximity to habitat and those that are not. No detail
or numerical controls are provided to the applicant or assessing
officer to guide implementation of the provision. Existing
provision should be amended to only relate to water and fertilizer
requirements.
Habitat extension should be focus of new provisions linked to
proximity to existing habitat.

Pr.

Achievement of maximum density, pursuant to Council’s controls, will be
subject to retention of significant trees (as identified by Council) and other
important topographic features.

X

X

n/a

n/a

Y

Y

Y

Y

General guidance only.

Pr.

Minimise disturbance of natural ground levels, native vegetation and
topography in the vicinity of identified significant trees

X

X

n/a

n/a

Y

Y

Y

Y

General guidance only.

n/a

n/a

N

Y

?

?

The connection between micro-climate and xeriscape principles
is not clear. Reference to a xeriscape resource document may also
benefit readers understanding.

30

3, 4, 5,
6, 7, 8, 9,
10, 11

Stormwater and water management (s.2.6.7, s.3.5.7)
Ob.	To protect watersheds, maintain water quality and maximise on-site
retention.

X

X

Pr.	Landscaping should be used to assist in microclimate management using
endemic plants and xeriscape principles.
Note: Xeriscape principles essentially seek to limit the use of water for irrigation,
through the design of landscaped areas and careful use of vegetation.

X

X
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Native vegetation and water (s.2.7.5)
Ob.	To increase the provision of native vegetation and water in the public domain

X

Objective should be amended to include reference to publicly
accessible spaces on private land because subsequent provisions
relate to these areas.

38

Pr.	Roof top gardens should be considered for incorporation where practicable
and where they do not result in unreasonable amenity impacts to adjoining
and neighbouring properties.

X

n/a

N

?

Y

?

?

Encouragement of roof top gardens and green roofs should be
strengthened.

Pr.	Trees should be planted where appropriate to provide shade, shelter and
fauna

X

n/a

Y

Y

Y

Y

Y

General guidance.

Pr.	Native species and planting methods which minimise potable water
consumption should be used wherever practical

X

n/a

Y

Y

Y

Y

Y

General guidance.

n/a

Y

Y

Y

Y

Y

General guidance.

n/a

?

N

?

?

?

Amend provision to provide additional guidance to readers so to
what types of weeds are harmful to the environment.

37

N

Y

Y

Y

Y

Y

The word ‘adjoining’ should be removed from this objective. The
provisions (rather than the objectives) should make it clear which
properties the provisions apply to.

39

43, 44,
45, 46

Topography (s.1.3.1, s.3.2.1)
Ob.	To ensure that the natural topography and landform are maintained

X

X

Pr.	The depth of soil around buildings must be sufficient to sustain trees as well
as shrubs and smaller scale gardens

X

X

Outdoor space (s.5.10.3)
Ob. Ensure that outdoor spaces provide an environmentally, safe and healthy area
for play

X

Pr.	Use plant species in landscaping that are not harmful to children or the
environment

X

Stacking of parking spaces (s.10.3.2)
Ob.	To minimise the impact on existing vegetation and landscape features

X

Pr.

X

Council does not support the use of mechanical car stacker systems for
the provision of car parking. However, Council may consent to the use of a
mechanical car stacker, but only where it can be demonstrated: That the use
of the mechanical stacker will enable a reduced level of excavation to preserve
existing significant tree(s) and or natural landscape features on the site

Bushland (Section 15)

38

General-Ob. preserve, manage and rehabilitate bushland for its ecological, cultural,
historical, scientific, educational, archaeological, geological, recreational, scenic
and visual values;

X

General-Ob. protect and enhance viable native fauna populations and their
habitats;

X

General-Ob. preserve remnant bushland on private properties;

X

General-Ob. avoid and mitigate adverse affects on bushland associated with
urban development;

X

General-Ob. ensure that private landscaped areas compliment adjoining
bushland by providing food and habitats for fauna, reducing water and fertilizer
requirements and maximising the use of locally indigenous vegetation species;

X

General-Ob. ensure that vegetation is managed and maintained to reduce
potential bush fire attack to residential dwellings

X
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Siting and design (s.15.2.1)
Ob.	To minimise any impacts of development on nearby bushland

X

Pr.

X

Y

Y

Y

Y

Y

Y

Buildings and structures should be sited and designed to minimise any
negative impacts on, and be complementary to, nearby bushland.

The provisions associated with this objective do not consider the
use of bushland to access a development. A new provision should
be inserted to provide clarity on Council’s position.

12

Pr.	Landscaped areas, as required under this DCP, should be concentrated at the
boundary with bushland in order to create a buffer between the bushland
and development.
Pr.

Sites with one or more boundaries adjoining bushland will be given special
consideration, in terms of setbacks and location of landscaped area.

X

Y

?

?

Y

Y

Y

Pr.

Buildings and other structures, such as swimming pools and decks, should
not be located directly adjacent to bushland. However, minor works relating
to landscaping and stormwater containment may be appropriate adjacent to
bushland.

X

Y

Y

Y

Y

Y

Y

Pr.

Buildings and structures must be designed to respect the topographical
features of the site (e.g. buildings should not be cantilevered, but step down
with the topography).

X

Y

Y

Y

Y

Y

Y

Pr.

Fencing should not incorporate a continuous foundation at its base along
the boundary of a site adjacent to bushland, in order to reduce the impact of
construction and improve visual aesthetics on the adjoining bushland.

X

Y

Y

Y

Y

Y

Y

Pr.

Do not excavate, fill, level or retain land adjacent to bushland

X

Y

Y

Y

Y

Y

Y

What comprises ‘special consideration’? More specific guidance
should be provided.

Bushland and Bushfire Hazard Management (s.15.2.2)
Ob.	To maintain the landscape and environmental qualities of a locality.

X

Pr.

Development of bushfire prone land as identified on Council’s Bush Fire
Prone Land Map must conform to the specifications and requirements of
Planning for Bush Fire Protection (2006) produced by the Rural Fire Service.
Note: Not all properties located adjacent to land zoned E2 – Environmental
Conservation are Bush Fire Prone Land. Bush fire protection measures such as
asset protection zones, must be contained within the private property boundary
and not encroach upon public land.

X

Y

Y

Y

Y

Y

Y

Pr.

X

?

?

Y

Y

Y

Y

Sites are to be maintained where possible to minimise bushfire hazard
without unduly altering the natural qualities of the area.

General guidance. New provision should be introduced to ensure
that Asset Protection Zones or other controls are not on Council
land or encroach on bushland.

14

Weeds (s.15.3.1)
Ob.	To ensure that environmental and noxious weeds do not spread into
bushland areas

X

Pr.

X

Y

Y

Y

Y

Y

Y

Pr.	Locally indigenous vegetation species should not be removed from the
boundary of a site.

X

Y

Y

Y

Y

Y

Y

Pr.	Land adjoining bushland should not remain un-vegetated for any period of
time

X

Y

Y

Y

Y

Y

Y

Environmental and noxious weeds (as listed on Council’s website – www.
northsydeny.nsw.gov.au) must be removed from the property, particularly at
the boundary with the bushland.
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Landscaping design (s.15.3.2)
Ob. Ensure that landscaping complements the adjoining bushland character and
species.

X

Pr.

Plant locally indigenous and provenance species which are consistent with
naturally occurring species in the adjoining bushland vegetation community.

X

Y

Y

Y

Y

Y

Y

Pr.

Exotic species may be planted, but only if they are of a non-invasive species.

X

Y

Y

Y

Y

Y

Y

Pr.	Retain any bush-rock in-situ or if removed re-use on-site.

X

Y

Y

Y

Y

Y

Y

Pr.	Retain the natural soil profile as much as possible.

X

Y

Y

Y

Y

Y

Y

Pr.	Use landscaping that will reduce potential fire hazards such as a
disconnection between vegetation layers (i.e. ground covers, shrubs and
canopy.

X

Y

Y

Y

Y

Y

Y

Pr.	Trees are planted in clumps, not with a continuous canopy between the
bushland interface and the building line.

X

Y

Y

Y

Y

Y

Y

Pr.	Landscaping is maintained through fuel reduction, overhangs on roofs
clipped, mulch minimised and garden well watered

X

Y

Y

Y

Y

Y

Y

X

Y

Y

Y

Y

Y

Y

Pr.	Retain all remnant bushland on the site undisturbed and protected during
any construction or works undertaken.

X

Y

Y

Y

Y

Y

Y

Pr.

Do not disturb remnant bushland.

X

Y

Y

Y

Y

Y

Y

Pr.

Give consideration to soil depth, underground water flow, natural drainage,
the understorey canopy and sufficient space around trees to ensure the long
term conservation and health of indigenous trees and plants

X

Y

Y

Y

Y

Y

Y

This provision can be removed given use of Bushland Buffer Map
and associated provisions.

40

Indigenous vegetation (s.15.3.3)
Ob.	To enhance the habitat of local flora and fauna species.

X

Ob.	Indigenous trees and plants are preserved
Pr.

Sites containing remnant bushland greater than 500m2 must submit a
Bushland Rehabilitation Plan prepared by a suitably qualified ecological
consultant specialising in bushland regeneration.

This provision may encourage the removal of native vegetation on
private land and discourage regeneration so that total bushland
area is less than 500m².

Stormwater run-off and soil erosion (s.15.3.4)

40

Ob.	To minimise the negative impacts of stormwater runoff and soil erosion on
bushland vegetation, soil biota and catchment health.

X

A new provision should be inserted which requires a drainage
plan to be provided. The provision should also ‘call up’ Section
18 – Stormwater Drainage so that the reader is aware of what the
drainage plan should detail. This new provision should only apply
to areas within close proximity to bushland reflecting the likely
impact of urban runoff on bushland and biodiversity.

Pr.

Development should not result in any increase in volume, concentration or
rate of stormwater run-off to those which existed prior to development.

X

Y

Y

Y

Y

Y

Y

Pr.

Development should seek to improve the condition and function of
stormwater management infrastructure from the pre-existing level.

X

Y

Y

Y

Y

Y

Y

Pr.

Existing site contours, topography and soil levels should be maintained.

X

Y

Y

Y

Y

Y

Y

Pr.

Excavation for stormwater retention tanks should be minimised

X

Y

Y

Y

Y

Y

Y

22
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F

Y

?

Y

Y

Y

Y

General guidance.

41

Sec Rec
No.

Threatened Species (s.15.5)
Ob.	That development is undertaken in an environmentally sensitive manner
with appropriate measures undertaken to minimise any adverse effects on
threatened flora and fauna species, populations or ecological communities

X

Pr.

X

All development must be undertaken in accordance with the requirements
of the TSC Act 1995 and the Commonwealth’s EPBC Act 1999

Wetland Areas (s.15.6)
Ob.	To preserve the aesthetic, social and economic values of wetland areas.

X

Ob.	To ensure water entering into natural wetlands is of sufficient quality to
ensure that wetland conservation values and functions are not compromised.

X

Ob.	To maintain or restore the physical, chemical and biological processes
existing in wetlands by minimising changes to wetland hydrology from land
uses in wetland catchments.

X

Pr.

Maintain existing wildlife corridors and provide habitat links between isolated
areas.

X

Y

?

?

Y

Y

?

This provision does not make it clear to the reader where wildlife
corridors are or how to maintain them.

Pr.

Provide landscaping and planting of locally occurring species, at the site’s
boundary with the wetland in order to create a buffer between wetlands and
development. This will provide additional protection and habitat.

X

Y

?

?

Y

Y

?

This provision does not make it clear to the reader where wetland
areas are. This provision may be able to be removed if wetland
areas correlate with the E2 Environmental Conservation zone and
are therefore protected though the use of the Bushland Buffer Map
and associated provisions.

Pr.

Wetland vegetation must not be removed

X

Y

Y

Y

Y

Y

Y

Pr.

Only plant species which occur locally should be used for landscaping and
revegetation near wetlands

X

Y

Y

Y

Y

Y

Y

Tree and Vegetation Management (Section 16)
General-Ob. Prescribe trees and vegetation for the purposes of cl.5.9 of NSLEP
2009.

X

General-Ob. Maintain the visual, social and environmental amenity of the area
through the preservation of trees and other vegetation.

X

General-Ob. Maintain and increase the totality of trees and vegetation across the
North Sydney area by embracing the principles of Urban Forest Management,
green (habitat) corridors and Continuous Cover Arboriculture.

X

General-Ob. Ensure the planting of adequate numbers of appropriate trees in
association with new development in the North Sydney area.

X

General-Ob. Promote the value of and the need for the protection of trees and
vegetation to the community, developers and Council staff and encourage the
reporting of tree vandalism.

X

General-Ob. Protect existing trees and vegetation during construction of
development.

X

General-Ob. Minimise the risk of injury to people or damage to property from
trees and vegetation.

X

General-Ob. To recognise the financial value of the environmental benefits
provided by trees and vegetation

X
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01
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20

21

A

B

C

D

E

Controls for the Management of Trees and Vegetation (s.16.2)
Ob. To maintain the visual, social and environmental amenity of the area through
the preservation of trees and other vegetation.

X

Ob. To identify when Council approval is required under the provisions of NSLEP
2009 to prune, remove or replace trees or vegetation.

X

Ob. To identify prescribed trees and vegetation for the purposes of clause 5.9(2) of
NSLEP 2009.

X

Ob. To make the community aware of the implications for the unlawful removal,
pruning or wilful destruction of trees and vegetation within the local government
area.

X

Pr. Pursuant to Clauses 3.1 and 5.9(2) of NSLEP 2009, Development Consent or
a Tree Management Permit is not required for removal or pruning any of the
following: non-prescribed trees or vegetation; trees that are declared to be dead
or dying as confirmed by Council in writing; pruning of deadwood from a tree;

X

Y

Y

Y

Y

Y

Y

Pr. Development Consent or a Tree Management Permit is required in accordance
with Clause 5.9 of NSLEP 2009 for the removal or pruning of a prescribed tree or
vegetation. The following trees and vegetation are prescribed for the purposes of
this DCP: Any tree or vegetation on public land, regardless of size; Any vegetation
more than 5 metre tall on the site of a heritage item; Any other tree with a height
of 10m, or a crown width of 10m, or a trunk circumference of 1.5m measured at 1m
above ground level (existing); or Trees that are declared noxious weeds that are on
land identified as a heritage item under cl.5.10 of NSLEP 2009.

X

Y

Y

Y

Y

Y

Y

Pr. Council in determining an application for development consent or a Tree
Management Permit under clause 5.9(3) of NSLEP 2009 must have regard to:

X

Y

Y

Y

Y

Y

Y

X

Y

Y

Y

Y

Y

Y

noxious weeds as prescribed by the Noxious Weeds Act, 1993; trees or vegetation
that are being maintained or removed by North Sydney Council staff (or their subcontractors) on land under Council’s ownership or care and control;
trees that have been authorised to be removed or pruned pursuant to a
Development Consent issued under the Act, but not prior to the issue of a
Construction Certificate relating to that Development Consent; Cocos Palms
(Syagrus romanzoffiana); or African Olive Trees (Olea Africana).

the health or condition of the tree or trees, whether the tree is dead or dangerous,
proximity to existing or proposed structures, interference with utility services,
interference with the amenity of any person or property; necessity for action in
order to construct improvements to the property the subject of the application
to achieve reasonable development; effects in the nature of erosion, soil retention
or diversion or increases to overland flow; the number of trees in the surrounding
area and the effect on the amenity of that area; the number of healthy trees that a
given parcel of land will support; and whether the trees or vegetation in question
provide habitat for fauna and/or canopy connectivity.
Pr. Council may request the applicant to submit additional supporting
documentation (e.g. an arborist or engineering report) to justify the removal of
the tree or vegetation.

42

F
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C

D

E

Pr. Council does not support the removal of trees or vegetation as a result of:
leaf, fruit, flower, bark, cone or twig drop; or blocked sewers or drainage pipes,
unless there are no permanent repair alternatives (e.g. where tunnelling or resleeving is not feasible).

X

Y

Y

Y

Y

Y

Y

Pr. Applications to remove trees and vegetation which have resulted in cracking
of driveways, footpaths, paving or fences will only be considered by Council on a
merit basis.

X

Y

?

Y

Y

Y

Y

Pr. Branches of trees and vegetation located on private property that overhang
public footpaths and roadways should be pruned back to the property boundary
to a height of 2.4m (8ft) above ground level (existing). Pruning of these trees is the
responsibility of the property owner. Where the tree or vegetation to be pruned
comprises a prescribed tree or vegetation, Council consent must be obtained
prior to pruning.

X

Y

Y

Y

Y

Y

Y

Pr. Where Council approves a development application or a Tree Management
Permit in accordance with this Section and cl.5.9 of NSLEP 2009, Council may
impose a condition which requires: the replanting of replacement trees or
vegetation on the land the subject of the application; or where there is insufficient
space on the development site: the replanting of replacement trees or vegetation
in a specified location on public land; or payment of a fee from the applicant to
fund Council’s planting of such trees on public land.

X

Y

Y

Y

Y

Y

Y

Pr. Replacement tree species will be specified by Council and will be of a type
suitable for the site.

X

?

?

Y

Y

Y

Y

Pr. All work must be carried out in accordance with Australian Standard AS43732007: Pruning of Amenity Trees and Council may condition that the work be
carried out by a suitably qualified arborist.

X

Y

Y

Y

Y

Y

Y

Pr. Any development consent or approval issued by Council will be valid for the
described work only, provided it is carried out within a 12 month period from the
date of issue and may be subject to such conditions as required by Council.

X

?

?

?

?

?

?

Pr. Where a development application is lodged after a Tree Maintenance Permit
has been issued but prior to approved tree work taking place, that Permit
becomes null and void and application for pruning/removal of the tree(s) or
vegetation must be made through the development assessment process.

X

Y

Y

Y

Y

Y

Y

Pr. Council may approve a request from the public to prune trees located on
private or public land for ‘cosmetic’ or non-essential pruning for such purposes as
aesthetics, increased sunlight or views, but only where such pruning:
will not affect the health or integrity of the tree; or will not have an adverse impact
on the streetscape; or will not have an adverse impact on general safety of the
public.

X

Y

Y

Y

Y

Y

Y

Pr. Non-essential pruning work will not be permitted on any vegetation growing
on land zoned E2 Environmental Conservation or other public land managed by
Council as bushland.

X

Y

Y

Y

Y

Y

Y

F

Comment

43

Sec Rec
No.

This provision informs potential applicants of general Council
and development assessment matters which may be more
appropriately located in a different, more generic, section of the
DCP.
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Biodiversity conservation
Objective/Provision

Applies to DDCP section(s)
01

02

03

05

10

15

16

Best practice criteria
20

21

A

B

C

D

E

Pr. Council will not support applications for tree or vegetation removal for the
sole purpose of enhanced solar access to solar photovoltaic or hot water systems.
However, Council may consider applications for pruning trees or vegetation to
enable solar access to existing solar photovoltaic or hot water systems to be
maintained on a case by case basis, provided the proposed works are carried out
in accordance with Australian Standard AS4373-2007 – Pruning of Amenity Trees.

X

Y

Y

Y

Y

Y

Y

Pr. Pursuant to s.629 of the Local Government Act 1993, an on-the-spot fine may
be imposed for the injury or unnecessary disturbance of trees and vegetation
on public land including road reserves without a lawful Development Consent
or Tree Management Permit. This specifically relates to street trees, foreshore
reserves, bushland and public open spaces.

X

Y

Y

Y

Y

Y

Y

Pr. Pursuant to s.125 and s.126 of the EP&A Act, an on-the-spot fine or court
proceedings may be imposed for the injury, unnecessary disturbance or removal
of trees and vegetation on private land without a lawful Development Consent or
Tree Management Permit.

X

Y

Y

Y

Y

Y

Y

Pr. Breaches of the requirements to P15 and P16 above, may result in prosecution
with maximum penalties of $1.1million. Fines may be imposed on the resident,
property owner, anyone ordering the work or contractors employed to undertake
the works if they do not have a lawful Development Consent or Tree Management
Permit.

X

Y

Y

Y

Y

Y

Y

Pr. The resident, applicant, property owner and any contractor involved in the
cutting down or pruning of any tree protected by this DCP, must have a copy
of the current and valid Tree Management Permit or Development Consent
displayed in a publicly accessible location of the site during the undertaking of
those works.

X

Y

Y

Y

Y

Y

Y

Pr. Rehabilitation and maintenance of tree vandalism sites is to be carried out in
accordance with Council’s Tree Vandalism Policy.

X

Y

Y

Y

Y

Y

Y

F
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Protection of Trees During Construction (s.16.3)

44

Ob. To ensure that all trees in the public domain and on private property (both
the site of development and neighbouring properties) are adequately protected
during construction of developments.

X

Pr. Where applicable, development applications are required to detail the
location and type of any tree or vegetation to be removed and any effect on the
landscape and streetscape the development may have. Refer to the development
application form for further information.

X

?

?

?

?

?

?

Pr. Existing trees should be retained and incorporated into proposed
developments wherever the existing trees are of appropriate species and have an
adequate life expectancy.

X

Y

Y

Y

Y

Y

Y

Pr. Where trees are identified to be retained, they must be protected during
construction in accordance with Australian Standard AS4970 - Protection of trees
on development sites and best practice.

X

Y

Y

Y

Y

Y

Y

Pr. An arborists report is required to be submitted with any development
application where works are proposed within the structural root zone of a tree or
where Council deems the vegetation on site is significant enough to warrant such
a report.

X

Y

Y

Y

Y

Y

Y

This provision informs potential applicants of general Council
and development assessment matters which may be more
appropriately located in a different, more generic, section of the
DCP.

Sec Rec
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Biodiversity conservation
Objective/Provision

Applies to DDCP section(s)
01

02

03

05

10

15

16
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Best practice criteria
20

21

A

B

C

D

E

F

Pr. Where an existing tree(s) are approved for removal as part of a development,
adequate space in the landscaped area is to be provided for a replacement
canopy tree(s) appropriate to the site and scale of development.

X

Y

Y

Y

Y

Y

Y

Pr. Where insufficient space is available on the development site and significant
canopy has been removed as part of the development, Council may require the
planting of replacement trees on public land or require payment of a fee to enable
Council to undertake replacement planting on public land.

X

Y

Y

Y

Y

Y

Y

Pr. A tree bond may be required if street trees are located in close proximity to a
proposed development.

X

Y

Y

Y

Y

Y

Y

Pr. The bond shall be lodged with the Council for each street tree likely to be
affected by the development, the bond amount to be forfeited if the identified
tree is removed, destroyed or damaged. A minimum bond of $1,000.00 per tree
will be applicable.

X

Y

Y

Y

Y

Y

Y

Pr. Bonds must be lodged prior to any work commencing on site and will
generally be held for a period of 12 months after completion of the development.

X

Y

Y

Y

Y

Y

Y

Pr. Bonds will be refunded upon receipt of a tree condition report from a suitably
qualified arborist confirming that the tree is in good health, prior to issuing an
occupation certificate.

X

Y

Y

Y

Y

Y

Y

Pr. When giving consideration to the issue of a Permit for the erection of a
hoarding on Council property, Council will consider the likelihood of damage to
trees, both on public and private property.

X

Y

Y

Y

Y

Y

Y

Pr. Hoarding applications are to be accompanied by a plan(s) accurately locating
any adjacent trees within 10m of the proposed hoarding.

X

Y

Y

Y

Y

Y

Y

Pr. A tree bond may be required, if a tree(s) is located in close proximity of a
proposed hoarding, the bond amount to be forfeited if the tree is removed,
destroyed or damaged.

X

Y

Y

Y

Y

Y

Y

Pr. Hoardings should be designed and erected to protect existing trees to
clearances approved by Council and/or any conditions imposed by Council.

X

Y

Y

Y

Y

Y

Y

Pr. Works in association are Council funded tree works on public property
that may be combined with developer funded tree works for the purpose of
integrating the streetscape. Council may contribute money to the developer to
build works in association subject to it being in the public interest.

X

Y

Y

Y

Y

Y

Y

Pr. Where two or more adjoining developments are under construction
simultaneously, Council may offer to plant trees and/or install protection works
for all developments in the interests of achieving an integrated and coordinated
streetscape subject to the developer contributing money to Council to build
these works. This is seen as adding value to the community dollars spent.

X

Y

Y

Y

Y

Y

Y

Comment
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No.

New Tree Planting (s.16.4)
Ob. To ensure that the current level of canopy cover in North Sydney is maintained
and enhanced over the long term.

X

Ob. To ensure that sustained amenity is achieved by establishing a range of age
classes within the urban tree population.

X

Ob. To ensure a species diversity that maintains or enhances the current urban
character of North Sydney.

X

ESD Best Practice Project – BIODIVERSITY

BIODIVERSITY
ATTACHMENT TO PDS01 - 13/05/13

ESD Best Practice Project – BIODIVERSITY
Biodiversity conservation
Objective/Provision

46

Applies to DDCP section(s)
01

02

03

05

10

15

16

Best practice criteria
20

21

A

B

C

D

E

F

Ob. To enhance biodiversity through the strategic connectivity of canopy and
habitat plantings between areas of bushland remnants (i.e. wildlife corridor
creation).

X

Pr. Species should be chosen after carefully evaluating the site constraints and the
desired function of the tree (e.g. habitat, shade, safety, privacy or aesthetics).

X

Y

Y

Y

Y

Y

Y

Pr. When planting is to take place on public land, Council's arborists will advise the
appropriate species in accordance with the North Sydney Street Tree Strategy.

X

Y

Y

Y

Y

Y

Y

Pr. When planting is to take place in bushland or bushland habitat areas, Council’s
Bushland Management Staff will determine appropriate species in accordance
with the North Sydney Natural Area Survey 2010 and relevant Bushland
Rehabilitation Plans.

X

Y

Y

Y

Y

Y

Y

Pr. When planting on private property Council strongly recommends the use of a
qualified arborist when selecting species.

X

Y

Y

Y

Y

Y

Y

Pr. When selecting a species, the physical, ecological and horticultural
characteristics should be considered. (a) Physical characteristics include: mature
dimensions (height, spread, trunk diameter) foliage density, evergreen or
deciduous, tree shape or form. (b) Ecological characteristics include: climatic
durability, water efficiency, fauna habitat, invasivity in bushland. (c) Horticultural
considerations include: fruit/flower/seed drop, suitability to the site growing
conditions, poisonous or allergic qualities, weed potential, suckering, root vigour,
structural soundness, and longevity in the urban environment.

X

Y

Y

Y

Y

Y

Y

Pr. New trees should be located where there is adequate space for the chosen
species to grow to its natural mature dimensions, survive in the long term and
make a positive contribution to the amenity of an area.

X

Y

Y

Y

Y

Y

Y

Pr. Any new street trees should be located in accordance with the North Sydney
Council Street Tree Strategy.

X

Y

Y

Y

Y

Y

Y

Pr. Any new trees on private property should be located in accordance with the
objectives of the landscaping provisions throughout this DCP and the North
Sydney Urban Forest Policy.

X

Y

Y

Y

Y

Y

Y

Pr. All planting must be carried out in accordance with the detailed specifications
appropriate to the site as set out in Council’s Infrastructure Specification Manual
for Roadworks, Drainage & Miscellaneous Works.

X

Y

Y

Y

Y

Y

Y

Pr. Planting trees in footpaths adjacent to heavily trafficked streets may need: To
be undertaken outside of peak hour traffic times; The approval of the RTA if it
involves a state or arterial road; A Traffic Management Plan and/ traffic control
depending on the road.

X

Y

Y

Y

Y

Y

Y

Pr. To ensure the long term survival of any new vegetation a condition may
be imposed on a Development Consent outlining a minimum landscape
maintenance period. The length of the landscape maintenance period shall vary
according to the specific works carried out and will be generally a minimum of 13
weeks.

X

Y

Y

Y

Y

Y

Y

Pr. Erosion and sedimentation controls may need to be provided subject to the
scale of the planting work proposed and the potential of causing pollution. These
devices must be maintained regularly. Failure to install and maintain these devices
may result in a fine and/or legal action.

X

Y

Y

Y

Y

Y

Y
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Comment

This provision, and the condition of consent referred to within, may
not be able to be enforced and should be removed.

Sec Rec
No.
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Biodiversity conservation
Objective/Provision
Pr. It is the responsibility of the developer/applicant to comply with the terms
of any Development Consent issued by the Council in respect of maintenance
requirements of trees or vegetation within the time stated in the consent

Applies to DDCP section(s)
01

02

03

05

10

15

16
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Best practice criteria
20

21

X

A

B

C

D

E

F

Y

Y

Y

Y

Y

Y

Y

?

?

Y

Y

Y

Comment
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Public Infrastructure - Footpaths (s.20.5)
Ob. To ensure that footpaths are designed and constructed in accordance with
Council standards, compliments surrounding streetscape and reflects heritage
and conservation values

X

Pr. Footpath design should (b) Allow for the planting of street trees

X

Provision should be amended to better communicate the desired
outcome. Pr. Footpath design should (b) Allow for the planting
of street trees in accordance with the North Sydney Street Tree
Strategy and section 16 of the DCP

41

The word ‘significant’ should be removed. All landscape elements
and vegetation should be protected if possible.

42

Telecommunications – Sensitive Environments (s.21.4)
Ob. To ensure that telecommunication facilities minimise their impact on sensitive
environments, flora and fauna habitats

X

Pr. Take all reasonable steps to protect the environment.

X

Y

Y

Y

Y

Y

Y

Pr. Protect significant landscape elements and vegetation

X

?

?

?

Y

Y

Y

Y

Y

Y

Y

Y

Y

Telecommunications – Construction Impacts of Works (s.21.5)
Ob. To minimise damage and inconvenience caused by telecommunications facilities
or activities

X

Pr. Any vegetation that is disturbed or destroyed during construction must be repaired
and or replaced with similar or more appropriate vegetation immediately after
construction has ceased

X
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A ppe n d i x C – S TR AT E G I C W IL D LI FE CO RRI D O R S

48
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A ppe n d i x D – pr oposed b ush l a n d b u ffer map
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Pr oj ect Ov er v i ew

The project aims to locate North Sydney’s regulation of
development relative to ESD best practice. The project also
aims to outline actions that will lead to the achievement
of best practice. Council staff have therefore worked
to identify, or develop, provisions that will improve
the sustainability performance of new developments
compared to current practice in order to assist Council in
meeting its Vision 2020 objectives. The project has involved
five areas of research:
• Energy;
• Water;
• Waste;
• Biodiversity; and
• Transport.
While Council draws much of its power and responsibilities
from the Local Government Act 1993, this project is primarily
concerned with the development and building regulatory
functions given to Council via the Environmental Planning
and Assessment Act 1979 (EP&A Act). Of specific interest is
Council’s ability under Part 3 of the EP&A Act to influence
the content of Local Environmental Plans (LEPs) and to
prepare accompanying development control plans (DCPs)
as well as Council’s role under Part 4 of the EP&A Act in
development assessment and control.
Each of the above sustainability research areas were
approached using a three stage process:

2. A review of relevant provisions contained in planning
documents from other local authorities – to
identify how other jurisdictions have incorporated
sustainability objectives into planning documents and
to identify ‘best practice’ provisions and processes;
3. A review of North Sydney draft LEP 2012 and draft DCP
2012 provisions against ‘best practice’ – to establish
recommendations that will ensure best practice
ESD regulation is applied to the assessment of new
development in North Sydney.
Each stage of work is accompanied by a set of questions
and answers relevant to the objective of each stage.
North Sydney draft LEP 2012 and draft DCP 2012 (2012
exhibition versions) were used for this project on the
expectation that they will come into force in the near
future. Should their coming into force be delayed
beyond the completion of this project, many of the
recommendations remain relevant and should form the
basis of amendments to North Sydney LEP 2001 and DCP
2002.
Each area of research was undertaken by North Sydney
Council staff with relevant expertise in the area. While
research was undertaken according to the needs of each
research area, the final recommendations were assessed
by strategic planning staff to ensure compatibility with the
overall planning and assessment framework.

1. A review of the existing Commonwealth, State and
local regulatory environment – to establish the legal
powers available to Council to influence outcomes
through new or amended planning provisions and to
state how Council is currently utilising these powers;
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T R A NSP O R T - I n t r od u ct i o n
The transport section of the ESD Best
Practice Project aims to identify, or
develop, provisions that will reduce
travel demand and encourage
sustainable transport, compared to
current practice, in order to assist
Council in meeting its 2020 Vision
goals.

North Sydney Council
Strategic Vision and
Goals
Core policy documents providing
upper level direction regarding
transport include Council’s
Community Strategic Plan Vision 2020
and Council’s Greenhouse Action Plan.
Vision 2020 lists ‘sustainability’ as one
of seven core values. The Document
is structured according to five
directions:

Direction 1: Our Living
Environment
Direction 2: Our Built Environment
Direction 3: Our Economic Vitality
Direction 4: Our Social Vitality
Direction 5: Our Civic Leadership
‘Traffic and transport management
and planning’ is listed as a Key Theme
under Strategic Direction 2: ‘Our Built
Environment’. Transport also has
major implications for Key Themes in
all other Directions:

4
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table 1: 2020 vision key themes & transport implications
Direction

Key Themes

Transport
Implications

Our Living Environment

Energy and
climate change

Energy use and greenhouse
gas emissions associated with
travel, vehicle construction/
maintenance and infrastructure
construction/maintenance.

Environmental
sustainability

Economic, social and
environmental impacts of
transport; consumption of finite
natural resources such as oil
and iron.

Foreshores and
waterways

Contamination of waterways
with brake and clutch dust,
exhaust particulates, engine oil,
spilled fuel etc.

Open space

Use of space for transport
corridors and parking.

Water quality

Contamination of waterways
with brake and clutch dust,
exhaust particulates, engine oil,
spilled fuel etc.

Wildlife and
marine life

Severing of wildlife corridors;
Road kill; Marine ecosystem
destruction from offshore
oil drilling; Destruction of
marine habitat caused by
contaminated road runoff.

NSPORT
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table 1: 2020 vision key themes & transport implications
Direction

Key Themes

Transport
Implications

Our Built Environment

Heritage
conservation

Impact of transport systems on
natural, Aboriginal, cultural and
built heritage.

Land use

Use of space for transport
corridors and parking; Patterns
of land use influenced by
transport systems and choices,
and vice versa.

Streetscapes and Positive and negative impacts
neighbourhoods of transport on streetscape and
neighbourhood amenity.

Our social vitality

Our civic leadership

Economic
development

Costs of transport and
congestion; The efficient
movement of people and
freight.

Employment

Workplace accessibility.

Tourism and
events

Transport of tourists; Transport
to/from events; Transport
systems as a tourism attraction
in their own right (e.g. ferries,
rail trails).

Access and
equity

Equitable access to
employment, education and
services.

Aged/seniors

Mobility options for an ageing
population.

Community
safety

Transport related deaths and
injuries.

Disability
services

Mobility options for disabled
persons.

Health and
wellbeing

Impacts on health from
accidents and air, water and
noise pollution. Physical and
mental health benefits of active
transport.

Housing and
accommodation

Space required for parking.

Road safety

Deaths and injuries from road
accidents.

Financial
management

Transport-related income and
expenditure.
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2020 Vision includes a specific goal
(2.4) to encourage sustainable
transport, with the following
underlying objectives:
2.4.1 To increase the use of public
transport and alternative
travel means and a reduction
in the use and reliance upon
private motor vehicles
2.4.2 To promote sustainable travel
for workplaces and venues in
North Sydney
2.4.3 To provide a network of
accessible, safe and linked
pedestrian and cycle paths
throughout North Sydney
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Encouraging sustainable transport and reducing travel demand can also help in the achievement of a number of other
2020 Vision goals, as outlined in table below.
table 2: 2020 vision goals

6

Goal

Relevance of transport

1.1 Enhance the local natural environment
and urban greenspace

• Land needed for transport corridors and parking

1.2	Improve the health and cleanliness of
local waterways

• Contamination of road-runoff/stormwater from brake, clutch and tyre
dust, exhaust particulates, engine oil, spilled fuel etc.

1.3	Improve North Sydney’s environmental
footprint and encourage responsible use
of natural resources

• Greenhosue gas emissions from fossil fuel combustion
• Consumption and depletion of finite resources, eg. oil and iron
• Energy and raw materials needed for the construction and
maintenance of transport infrastructure
• Energy and raw materials needed for the manufacture, maintenance
and disposal of vehicles
• Waste outputs from transport infrastructure construction and
maintenance
• Waste outputs from vehicle manufacture, maintenance and disposal

1.4 Provide appropriate public open space,
recreation facilities and services

• Land needed for transport corridors and parking

2.2	Improve mix of land use and quality
development

• Transit oriented development (TOD) lends itself to attractive, vibrant
and well-connected neighbourhoods with good access to jobs and
services

2.5	Improve traffic management

• Congestion
• Demand for parking
• Competing demands of different transport modes on road space and
signal time

3.1 Ensure a vibrant, strong and sustainable
local economy

•
•
•
•

3.2 Ensure North Sydney CBD isone of
Australia’s largest commercial centres

• High quality transport options and local amenity help to attract both
employers and employees

4.1 Promote diverse, dynamic and connected
local communities

• Equitable access to cultural and social opportunities

4.3 Encourage health and wellbeing

•
•
•
•
•

4.5	Improved community safety and
accessibility

• Transport-related injuries and mortalities
• Equity of access to jobs, education and services

Business and personal transport expenditure
Gvernement transport expenditure
Congestion costs
Health and productivity costs of car dependence and inactive
lifestyles

Physical exercise from walking and cycling
Transport-related injuries and mortalities
Morbidity and mortality from air pollution
Stress and sleep deprivation caused by noise pollution
Fear and intimadation caused by transport vehicles moving at speed

PORT
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7

The Greenhouse Action Plan (2009) outlines Council’s ongoing commitment to reducing greenhouse gas emissions
including progress to date, revised reduction targets in line with Council’s 2020 Vision, and further actions for
implementation.
Aligning with the timeframe adopted by 2020 Vision, Council’s 2009 Greenhouse Action Plan sets a greenhouse gas
emissions community reduction target of 25% below 1996 levels by 2020.
Actions contained in the Action Plan that relate to transport and fall within the scope of the project include:

table 3: 2009 greenhouse action plan
NO.

ACTION

MEASURABLE RESULT

T6

Increased parking for motor bikes and
scooters

Number of motorbike / scooter parking bays

T9

Implement bike storage facilities at key trip
generators and transport interchanges

Number of bike racks, lockers or compounds

T10

Identify appropriate locations for and
implement bike compounds at key trip
generators and transport interchanges

Number of bike compounds;
Capacity of bike compounds

T22

Provide dedicated carshare carparking

Number of carshare carparks;
Number of carshare locations

T25

Investigate feasibility of electric vehicle
recharge points in public carparks

Feasibility study completed

T26

Maximum number of carspaces specified in
planning controls to discourage vehicle use

Controls implemented

T27

Implement carshare parking offset on new
developments to encourage reductions
in total number of carspaces if dedicated
carshare spaces provided

Controls implemented

T30

Investigate and implement planning
provisions to require Green Travel Plans
for large new commercial and educational
development

Provisions implemented

T34

Assess bicycle and pedestrian accessibility on
new development

Controls implemented
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Overview of transport in North Sydney
North Sydney commuter travel

Travel mode
The table below shows mode of travel to work by North Sydney residents and workers, based on 2006 census data. It can
be seen that the least sustainable mode of travel, namely private motorised transport, is also the most popular.
table 4: travel mode
mode of travel to
work

Sustainability of
travel mode

Work from home

Very good

%

workers

%

1,871

5

2,290

4

Walk or bicycle

Very good

4,588

13

4,325

7

Public transport

Good

11,984

34

23,144

39

Car/truck/motorbike

Very poor

13,614

39

28,199

47

Almost half of North Sydney’s workers
commute by private vehicle, most of
them single occupant. This places a
great demand on the road network,
resulting in congestion and a variety
of impacts on the local community:
• Vehicle noise - this affects the
lives and sleep many residents,
notably those living near busy
roads.
• Air pollution - the Bureau of
Transport and Regional Services
estimates that air pollution
from motor vehicles in Sydney
accounts for between 900 and
2000 early deaths and between
900 and 4500 cases of morbidity
every year.
• Road trauma – according to
RMS data, there are about 200
reported traffic casualties in
North Sydney every year.
• Fear and intimidation – vehicles
allowed to travel at high speeds
through residential and built up
areas scare pedestrians and bike
riders, especially the elderly. Bike
riders seek refuge on shared
paths and footpaths, where
the behaviour of some causes
distress for many pedestrians.

8

residents

• High transport expenditure Sydney spends 13% of its GDP
on transport. In European cities
the average is 7% (Newman &
Kenworthy 1999).
• Loss of public space – about one
third of North Sydney’s land area
is allocated to roads and parking.
• Water contamination - exhaust
particulates, spilled oil and fuel,
and brake, clutch and tyre dust
deposited on roads contaminate
stomrwater and find their way
into waterways.
• Health and fitness – Car
dependence has been linked to
increasing levels of obesity and
associated illnesses. Of particular
concern is the high proportion of
children being driven to school
who are missing out on exercise
as well as opportunities to
develop independence and road
safety awareness.
• Competition for scarce parking
• Visual intrusion
The 20,000 cars being driven into
North Sydney every day require
a significant amount of space for
parking (400,000 square metres
assuming 20 square metres per

space). This represents a highly
inefficient use of public space and
real estate, and makes it difficult for
residents and those who need to
drive to find places to park.
Travel distance
As well as travel mode, transport
sustainability depends on distance
travelled (in the case of powered
transport). Longer journeys obviously
result in greater energy use and
levels of harmful emissions. On the
other hand short car journeys are
bad because cars are most polluting
when the engine and exhaust are
cold.
There is no readily available data
on travel distance for North Sydney
residents and workers, but Council’s
own staff travel survey indicates that
most employees live outside the LGA,
many in distant suburbs.
Travel distances can be reduced by
encouraging and making it easier for
people to live closer to the places
they need to access (work, school,
shopping) and, conversely, by
locating employment and services
close to where people live.
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In the case of car travel, road
congestion itself helps to reduce
travel distances. This is because
people are generally only prepared
to spend a certain amount of time
commuting each day, typically one
hour on average (the Marchetti
constant). If congestion results in a
person’s travel time exceeding this
limit, they will consider living closer
to work. Conversely, when additional
roads, traffic lanes and tunnels are
built, journey speeds are increased

temporarily, encouraging more
people to drive and to live further
from work. This causes overall VKT
(vehicle kilometres travelled) to
increase over time, meaning that
any reductions in congestion are
short-lived. There is a good argument
therefore for allowing congestion to
occur, since it is self-limiting. Such a
policy has had demonstrated success
in Vancouver, consistently voted one
of the world’s most liveable cities.
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North Sydney school travel
Throughout Australia more than 50%
of children are driven to school. Mode
share data for school travel in North
Sydney is not readily available, but
a travel survey (below) conducted
at one local school (Sydney Church
of England Grammar School) shows
that 46% of students/staff arrive by
car. This is a disappointing figure
given that the school is situated
next to a major rail station and bus
interchange.

table 5: travel mode for students / staff (shore)
Travel Mode

To School
Trips (% of Mode Share)

From School
Trips (% of Mode Share)

Car driver

113 (14%)

102 (13%)

Car passenger

259 (32%)

163 (20%)

Train

142 (18%)

143 (18%)

Bus

179 (22%)

215 (27%)

School bus to Northbridge for Sports

-

57

(7%)

Cycle

4

(1%)

3

(0%)

Walk

26

(3%)

24

(3%)

Live on site

84 (10%)

73

(9%)

20

(3%)

-

Others

807

Total
There are particular concerns about
high traffic volumes around schools:
• Air quality - children are
particularly vulnerable to toxic
exhaust emissions while their
lungs are still developing
• Local road congestion during
drop-off and pick-up times
• Traffic and parking impacts on
surrounding residential streets
• Driver stress and road/parking
rage
• Road rule and parking violations,
such as stopping on school
crossings and double parking
• Traffic accident risk

At the same time children who
are driven to school are missing
out on valuable physical exercise
and opportunities for childhood
development. 25% of Australian
children aged 5–17 are either
overweight or obese, according to
the National Health Survey 2007/08
(ABS Cat. No. 4364.0).
On the other hand, children whose
journeys to and from school
incorporate some form of physical
exercise such as walking:
• Arrive at school alert and ready to
learn
• Develop road safety awareness
and skills

800 (100%)
• Are less likely be overweight or
obese
• Develop independence and
responsibility
• Have an opportunity to explore,
make friends and socialise

Other travel in North Sydney
(including recreation, shopping,
business travel& freight)
Data for other travel in North Sydney
is not readily available, but anecdotal
observation suggests that the private
car is again the principal mode.
Pedestrian activity is high around the
main commercial areas during office
hours, when many workers walk to
shops and food outlets.
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North Sydney through traffic
Being located at the northern
end of Sydney’s principal harbour
crossings, and a major centre within
the Global Economic Corridor, North
Sydney plays an important role in the
metropolitan transport network. It
funnels large volumes of trains, buses,
bicycles, pedestrians, and motor
vehicles from the North Shore and
beyond to and from the Sydney CBD.
The Warringah Freeway (which forms
part of Metroad 1, the principal northsouth road route through Sydney)
bisects the LGA. The Pacific Highway
originates in North Sydney, while
Military Road (Metroad 10) carries
traffic to/from the Northern Beaches.
The North Shore railway line also
passes through the LGA. It follows an
old and sinuous alignment so trains
are slow, but it nonetheless runs at
capacity at peak times. Numerous
public and private bus services pass
through the LGA servicing the Lower
North Shore and Northern Beaches.
There is little that local governments
in NSW can do about through traffic,
as the transport corridors are the
responsibility of the state government
and the trip generators are outside
their jurisdictions.

10
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Future transport challenges for North
Sydney

Under the state government’s Inner North Subregional Strategy, the North
Sydney LGA will gain an additional 15,000 workers and 10,500 residents (5,500
new dwellings with average occupancy 1.9) over the next 20 years, increases of
21% and 18% respectively. Similar growth is planned for neighbouring LGAs.
Currently 39% of North Sydney residents and 47% of workers drive to work
in single occupant vehicles. If the travel patterns of the new workers and
residents match those of the existing ones, there will be an additional 21,000
commuting car trips per day originating and terminating in North Sydney, an
increase of 20%. 8000 additional commuter car parking spaces will be needed,
requiring about 160,000 square metres of valuable space. Already thousands
of commuters park on residential streets, making it increasingly difficult for
residents to find parking.
There will be increases in through-traffic due to growth elsewhere in Sydney, as
well as additional school, social, shopping, commercial and freight traffic.
While the North Sydney community does not want to be subjected to more
car traffic and associated impacts, it does want continued freedom of mobility
and convenient access to employment, services and activities. An integrated
transport and land use strategy drawing on international best practice could
provide desired levels of mobility and accessibility for a growing population
cheaply and efficiently, without subjecting the community to more undesirable
traffic impacts.
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T R A NSP O R T

S tag e 1 – R E GUL ATO RY ENVIR O NM EN T
A review of the existing regulatory
environment regarding transport
represents the first key deliverable
of the ESD Best Practice Project
(Transport). It forms a basis for
understanding the legal powers
available to Council to influence
travel demand and transport mode
choices through new or amended
planning provisions. The review of
the existing framework provides an
understanding of the extent to which
Council’s strategic visions and goals
can realistically be incorporated into
planning mechanisms.

Transport Commonwealth
A price on carbon
A price on carbon was introduced in
mid 2012. However, households and
on-road business use of light vehicles
do not face a carbon price on the fuel
they use. The price on carbon will
therefore have no impact on travel
and transport in North Sydney.

Transport – State
(NSW)
Inner North Subregional
Strategy
Under the Inner North Subregional
Strategy, the North Sydney LGA will
gain an additional 15,000 workers and
10,450 residents (5,500 new dwellings
with average occupancy 1.9) over the
next 20 years, increases of 21% and
18% respectively. Similar growth is
planned for neighbouring LGAs.

State Environmental Planning
Policy (Infrastructure) 2007
This SEPP protects the operation
and function of classified roads
by controlling developments with
frontage to, or in the vicinity of,
a classified road. Under the SEPP
relevant developments are typically
required to have vehicular access
to a secondary road that is not
the classified road. If it is a ‘trafficgenerating development’ as defined
by the SEPP, Roads & Maritime
Services must be consulted and their
submission considered.

State Environmental Planning
Policy (Exempt and Complying
Development Codes) 2008
This SEPP allows driveways and
car ports to be constructed
without development in particular
circumstances. The SEPP also allows
for new detached dwellings to be
constructed as certified development
if certain criteria can be met. Such
development must meet certain car
parking and access requirements,
including that at least one off-street
parking space be provided per
dwelling.

Rating tools
While not legislatively part of
the planning system, rating tools
are increasingly ‘called up’ and
used in the assessment of new
developments. The most commonly
used and widely understood tools
in the NSW system are the National

Australian Built Environment Rating
System (NABERS) and the GreenStar
rating tool.
NABERS - the National Australian Built
Environment Rating System - is a
performance-based rating system for
existing buildings which is managed
by the NSW Office of Environment
and Heritage (formally known as
the Department of Environment,
Climate Change and Water). NABERS
rates a building on the basis of its
measured operational impacts on the
environment, and provides a simple
star rating which indicates how well
environmental impacts are being
managed. Work is currently underway
to extend the rating system to include
impacts of commuter transport
associated with a building.
Some consent authorities require
applicants to provide evidence of
a Commitment Agreement being
entered into with the Office of
Environment and Heritage to deliver a
particular star rating.
Green Star is a voluntary
environmental rating system that
evaluates the environmental design
and construction of buildings.
Assessment against a range of criteria,
including transport, is used to award a
Green Star rating. Points are available
for transport provisions (e.g. Site
selection, bicycle facilities, parking
regime).

ESD Best Practice Project – TRANSPORT

TRANSP

ATTACHMENT TO PDS01 - 13/05/13

ESD Best Practice Project – TRANSPORT
Transport - Local (North Sydney
Council)
Reviewing Council’s existing planning provisions is
important to identify the contribution that they are
making to achieving 2020 Vision goals and objectives.

Draft LEP 2012
One of the aims of draft LEP 2012 is to promote
ecologically sustainable development.
The draft LEP 2012 contains a few loosely worded
objectives relating to transport (below). However it is
not obvious in the detail if, or how, the DLEP will help to
reduce travel demand or encourage more sustainable
transport modes.
table 6: LAND USE TABLE (P12)
Zone B3 Commercial Core
1 Objectives of zone
• To maximise public transport patronage and
encourage walking and cycling.
• To prohibit further residential development in
the core of the North Sydney Centre.
Zone B4 Mixed Use
1 Objectives of zone
• 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.
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table 7: part 6 additional local
provisions (p32)
6.2 Objectives for development in North Sydney Centre
(1) The specific objectives of this Division are as
follows:
(b) to require arrangements for railway
infrastructure to be in place before additional
non-residential gross floor area is permissible
in relation to any proposed development in
the North Sydney Centre,
(c) to ensure that transport infrastructure, and in
particular North Sydney Station, will enable
and encourage a greater percentage of
people to access the North Sydney Centre by
public transport than by private transport and
will:
(i) be convenient and accessible, and
(ii) enable a reduction in dependence on
private care travel to the North Sydney
Centre, and
(iii) be adequate to achieve no increase in
car parking, and
(iv) have the capacity to service the
demands generated by development
in the North Sydney Centre.
Ideally transport planning should be integrated with land
use planning, but the draft LEP appears to be only a land
use plan.

Submission requirements
Most development applications require a Statement
of Environmental Effects (SEE). The content of SEEs is
regulated by the EP&A Regulations and must include the
following:
(a) the environmental impacts of the development,
(b) how the environmental impacts of the development
have been identified,
(c) the steps to be taken to protect the environment or
to lessen the expected harm to the environment,
(d) any matters required to be indicated by any
guidelines issued by the Director-General for the
purposes of this clause.
SEEs are sometimes used by applicants to address
transport related issues associated with a new
development.

12
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Draft DCP 2012

Draft DCP 2012 contains a number
of provisions that seek to achieve
transport-related outcomes. Off-street
parking requirements, provisions for
end of trip facilities, and provisions
regarding quality of the pedestrian
realm all influence transport decisions.
The matrix at Appendix A shows the
transport-related provisions in the
draft DCP.

Discussion:
1.	Does the regulatory
framework at
Commonwealth and State
levels allow scope for
intervention at the local
level to achieve travel
demand, accessibility
and sustainable transport
objectives?
State legislation provides minimal
regulation of accessibility and
transport for new development.
However the powers available
to Council via the Environmental
Planning and Assessment Act 1979 to
control development give significant
scope for intervention at the local
level to achieve transport objectives.
The growth targets of the Inner North
Subregional Strategy will result in
increased travel demand, but they do
provide an excellent opportunity to
modify land use patterns and allow
the built form to evolve in line with
transport objectives.

2.	Is the LEP/DCP an
appropriate place for
regulation regarding travel
demand, accessibility and
sustainable transport?
The LEP/DCP is an appropriate
place for regulation regarding travel
demand, access and sustainable
transport. However it must be
supported by other Council policies,
such as management of local roads,
on-street parking and Council-owned
car parks, provision of walking and
cycling facilities, and lobbying the
state government for improved
public transport.
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The table at Appendix A also indicates
that Council is not fully utilising the
available scope for intervention in the
following areas:
-	Integrating transport and land use
planning;
- Reducing travel demand;
- Affordable housing;
- Car parking availability and pricing;
- End of trip facilities for walking and
cycling; and
- Amenity and safety for walking;
and cycling

Stage 1 – Conclusion

3.	Do existing provisions
meet Council’s goals and
objectives regarding travel
demand, accessibility and
sustainable transport? In all
zones? For all development
types?

Commonwealth and state legislation
has been reviewed to identify what
legal powers Council has to reduce
travel demand and make transport
more sustainable through its strategic
planning.

A number of existing draft DCP
provisions complement the transport
related objectives of the 2020 Vision
and draft LEP 2012. However the
approach is not comprehensive and
some inconsistencies are apparent.
Indeed, many existing provisions
are directly at odds with Council’s
goals and objectives. Refer to the
Comments column in Appendix A.

It was found that Commonwealth
and state legislation provides minimal
regulation of transport related issues
and that significant scope exists at
the local level to achieve transport
objectives via the planning and
assessment system.
Council’s draft LEP and DCP have
been assessed for consistency
with Council’s aims for reduced car
dependence and more active and
sustainable transport. A number
of inconsistencies were identified
between stated objectives, and
Council’s land use plan (draft LEP) and
draft DCP provisions.
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S tag es 2 & 3 – B est Pr act i ce Loca l Au t h o r i t y
I n i t iat i v es a n d Re v i ews a n d Reco m m en dat i o ns
This section is divided into two
parts. The first part deals with areas
of planning policy that primarily
influence travel demand, while
the second part deals with areas
of planning policy that primarily
influence transport mode choice.
For each policy area, best practice
criteria are established and examples
are given of local authority initiatives
that best fulfil these criteria. Relevant
literature is noted where appropriate.
It is likely that examples of best
practice from other NSW councils
will be most readily applied in
North Sydney as they operate under
the same legislative framework.
Examples from other Australian
States and Territories are also
relevant. Overseas examples are also
included if considered relevant or if
it is considered that they exhibit a
different approach from that pursued
in Australian jurisdictions.
North Sydney’s draft LEP and DCP
are then compared to best practice,
and recommendations given where
appropriate.

Travel demand
A number of factors affect the
number of trips a person makes each
day and the distance they travel,
principally:
• Travel time, congestion;
• Urban form;
• Density and land use mix; and
• Desirability, availability and cost
of housing near to workplace or
other regular destination.
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Local authorities in NSW have
opportunities to reduce travel
demand by, among other things,
increasing density and land use mix
and making housing more affordable.
Other interventions are largely
within the jurisdiction of the state
government, whose policies have
often resulted in increased travel
demand and distances (for example
the release of land for residential
development on the urban fringe
and the construction and widening of
urban freeways).

Transit oriented development
Best-practice criteria
A transit oriented development
(TOD) is an activity centre established
around a public transport node
or corridor. It will typically have a
residential focus with a diverse mix
of retail, commercial and civic land
uses. There will typically be a range of
dwelling types, including affordable
and adaptable housing. Efforts are
made to make the development
pedestrian and bicycle friendly.
The idea is that residents have a
diverse range of services and activities
within walking distance, while public
transport provides access to/from
other areas. This reduces dependence
on private motor vehicles for
residents, workers and visitors.

Discussion:
1. How have local authorities
in NSW, other States and
Territories and overseas
incorporated TOD objectives
into planning processes, and
what is best practice?
TODs are planned on a case-by-case
basis, usually in partnership with
developers and the community.
Some aspects of TOD can be
achieved simply through LEP
zoning, for example by increasing
densities and allowing mixed use
around transport hubs and corridors.
However this alone will not normally
be sufficient: a good TOD planning
process will consider what services,
activities and amenities to provide for,
and how to optimise walking access,
amenity and safety.
There are numerous examples of
TODs in Australia and overseas. A
sample is provided in the table below.
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table 8: tod initiatives
Local authority

Project

City of Perth (WA)

East Perth
Redevelopment

Attributes
• A variety of accommodation, from one, two and three plus bedroom
units to multi-storey condominiums and terrace-style housing, as well as
refurbished heritage buildings.
• 10–15% of all dwellings in new developments to be set aside for social
and affordable housing and housing for special needs, to encourage
demographic and socioeconomic diversity.
• Flexible design of dwellings to accommodate a range of households
(e.g. flexible use of rooms for family space or study; capacity for home
extension or modification).
• Employment diversity (educational services, information technology,
manufacturing technology, equipment and new material production,
and service industries)

City of Portland
(US)

Pearl District

• Historic inner city area.
• High density urban residential neighbourhood with a mix of multi-family
housing, major office facilities, regional attractions, retail businesses,
parks and open spaces in a ‘24-hour’ city environment for residents,
visitors and employees.
• Aimed to retain the traditional character, social diversity and eclectic
enterprise mix.

City of Oakland
(US)

Fruitvale Village

• Revitalisation of existing businesses along the main commercial strip.
• Affordable housing.
• Expanded retail opportunities.
• Improved safety around the station.
• Job creation.

2. How does North Sydney
compare with best practice?

cycling connectivity is given little
consideration.

Density and land use mix

North Sydney’s Mixed Use Zone,
which generally allows for greater
residential densities with nonresidential uses at lower levels, is
applied to land with good access to
public transport. For example, the St
Leonards, Crows Nest, Neutral Bay
and Cremorne town centres are all
zoned mixed use. The application
of the Mixed Use Zone in these
locations facilitates TOD to some
extent. However, abundant off-street
parking is still prescribed, there
is scarce provision for affordable
housing and diverse commercial and
civic development, and walking and

In addition, there are numerous sites
in North Sydney with good access
to public transport where modest
densities are permitted, but where
non-residential uses are prioritised.

Keeping the distances between
origins and destinations short,
through compact development
and mixed land use, reduces travel
demand (Radbone & Hamnett 2003).
The shorter distance means increased
convenience and reduced time and
effort. On the other hand, what is
commonly known as urban sprawl
leads to single use suburbs with
low density and high motor vehicle
dependency.

Recommendation
• Where the opportunity arises
in future, plan land use around
major transport hubs and
corridors in accordance with
Transit Oriented Development
principles.

Best-practice criteria

Planners generally cite a 5–10 minute
walk (0.4-0.8km) as ideal walking
distance, though this is further in
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areas with less parking (Schmitz &
Scully 2006). People are usually willing
to cycle around 5–8km, with the
maximum usually 10km. Whatever
the mode of transport, commuters
are usually only willing to travel for
one hour to work before they change
their situation, though lack of housing
options in Sydney may increase this
figure.
Leck (2006) found that residential
density was the most important
influence on travel choice, more
so than employment density, land
use mix, sidewalk ratio and grid
percentage. Residential density had a
negative correlation with kilometres
travelled by vehicle, hours travelled,
total trips and the probability of
commuting via motor vehicle. It had a
positive correlation with commuting
to work by transit, walking and
cycling. The density of employment
also had a strong influence. Travel by
walking and cycling has been found
to be around five times higher in the
highest density areas compared to
the lowest (Saelens et al 2003).
Radbone and Hamnett (2003) found
that density may be less significant
once other factors are controlled, and
is less significant than socio-economic
factors. “Increasing levels of density
alone will not serve to promote more
walking without increased mixing of
uses which brings services and other
destinations closer to where people
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live and work.” Mixed land use, like
density, leads to shorter distances so
that local facilities may replace longer
trips to a regional centre, but people
still need to choose to use them.
The proximity of shopping, work,
community facilities and services is
related to greater walking and cycling
among residents (Saelens et al 2003).
Ewing & Cervero (2010) found walking
was most strongly related to land
use diversity, and the number of
destinations within walking distance,
however bus and train use were
less strongly related. Residential and
employment densities are found to
only weakly associate once land use
diversity is controlled in studies. This
leads to the conclusion that it is not
density itself that leads to sustainable
transport behaviours, “but the land
use mix and accessibility that this
density justifies” (Ewing & Cervero
2010).
There is limited information about
mixed use in employment districts,
though it is suggested it leads to
more walking and cycling to do
errands and shopping during lunch
breaks. While only a small percentage
of workers will be able to live within
walking distance, mixed use enables
people to walk to other activities
such as day-care, gyms and shops
(Schmitz & Scully 2006). To increase
the proportion of people taking
public transport, walking or cycling to
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school, schools should be co-located
with other destinations.

Discussion:
1. How have local authorities
in NSW, other States and
Territories and overseas
incorporated density and
mixed land use objectives into
planning processes?
Density and land use mix are
specified for each LGA in its LEP
zoning plan. Each zone generally
has a land use table which identifies
permissible and prohibited land uses.
Density is typically controlled through
the use of maximum floor space
ratios and height controls.
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2. How does North Sydney compare with best practice?

The table below shows that North Sydney’s draft LEP and DCP aim to provide the density and land use mix identified as
best practice, in commercial and mixed use zones.
Consistent
with best
practice?

table 9: North Sydney draft LEP/DCP density and land use
provisions
Diversity of activities, facilities, opportunities and services

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

O1 To ensure a diversity of activities, facilities, opportunities and services is provided,
including high grade business accommodation, community services, employment,
entertainment, government agencies, health and welfare, recreation and retail.
Mixed Residential Population
O1 To provide a mixed residential population in terms of age, gender, household type
and size, education, income and employment, including households with children,
households on low to moderate incomes, households with aged or disabled
persons.
Recommendation
• None – existing provisions are
adequate or meet best practice.

Affordable housing
Best-practice criteria
Many inner-city areas close to
employment hubs have high housing
costs, meaning that lower paid
workers living in lower cost areas
must travel long distances to access
employment.
As such, providing affordable housing

close to employment centres should
in theory reduce travel demand.
There is little literature on the effect
of housing affordability on transport
use. Creating a mix of housing types
to suit a range of incomes and
lifestyles means land can be used
more efficiently. Workers in any
district are made up of a range of
incomes, so a percentage of housing
should be supplied within each
new development that is targeted
affordable housing. Areas should be

Reference

designed with most dwellings within
10 minutes walk or cycling distance
of the core. This can be achieved by
allowing housing above retail, and
mixed-use developments.
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Discussion:
1. How have local authorities in NSW, other States and Territories and overseas incorporated affordable
housing objectives into planning processes?
Those jurisdictions that seek to achieve affordable housing
objectives through the planning and assessment system
typically do so by requiring a percentage of new dwellings
over a particular threshold to be affordable housing

as defined by that particular jurisdiction. However, it is
understood that these types of DCP provisions are difficult
to enforce as they are resisted by developers and difficult to
uphold through the Land and Environment Court.

table 10: affordable housing initiatives
Local authority Initiative

Reference

City of Sydney

• 3% of residential floorspace in Green Square to be allocated to affordable
housing

Green Square
Affordable Housing
DCP

Netherlands

• 30% of housing in growth areas is required to be social housing.

ITDP (2011)

2. How does North Sydney compare with best practice?
The table below shows that North Sydney’s draft LEP
and DCP do contain affordable housing provisions
that are consistent with best practice. However, they
are undermined by off-street parking provisions that

significantly increase the cost of new dwellings (see next
section). There is also scope for more ambitions affordable
housing housing provisions.

table 11: North Sydney draft LEP/DCP affordable housing
provisions

Consistent
with best
practice?

Affordable Housing (Residential)

Y

O1 To prevent the loss affordable housing within the LGA and displacement of socially
disadvantaged groups.

Reference
Draft DCP
Section 1

P1 Development must avoid the loss of low cost accommodation in accordance with the
provisions of the Affordable Rental Housing SEPP. Where a loss occurs, the applicant
will be required to pay a monetary contribution for the replacement of affordable
housing.
P2	New affordable housing may be provided in accordance with the provisions of the
Affordable Rental Housing SEPP.
Many North Sydney workers are forced to live in distant
suburbs and commute long distances by the high cost of
housing. Affordable housing would give some of them the
opportunity to live closer to work.
The provisions above do not apply to mixed use
developments.
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Ending the policy of mandatory off-street parking in new
developments would significantly reduce housing costs.

Recommendation
• Where possible, lobby the state government for a
more robust state wide affordable housing policy.

Facilitating and
encouraging
sustainable
transport modes
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figure 1: reasons to use public transport

Source: Bureau of Transport Statistics 2009/10

PORT

ATTACHMENT TO PDS01 - 13/05/13

A number of factors affect a person’s
choice of transport mode, principally:
• Availability and cost of parking;
• Travel time, congestion;
• Availability, cost and convenience
of alternatives;
• Social norms;
• Marginal driving costs (especially
tolls and fuel).
Local authorities in NSW have
opportunities to influence travel
mode choice by: constraining parking
supply and charging market rates
for it; ensuring the public domain
is designed and constructed to
accomadate sustainable transport
modes; and by ensuring private
developments incorporate facilities
that promote sustainable transport.
The other factors are largely
under the jurisdiction of the state
government, whose policies often
have the effect of increasing travel
demand and distances (for example
building and widening urban
freeways).

Parking availability and cost
Best-practice criteria
According to a survey by the Bureau
of Transport Statistics, avoiding
parking problems was the main
reason cited (53%) by NSW public
transport users for using public
transport.
This indicates that limiting the
availability of parking is possibly
the most effective way that local
authorities can encourage sustainable
modes of transport.
With on-street parking, aiming for
an occupancy of 85% will prevent
cruising. This is best achieved by
charging market rates for all on-street
parking, with revenue being spent on
local improvements (Shoup 2011).

Public car parks should have a fee
structure that discourages all-day/
commuter parking.
Increasing the cost and reducing
availability of parking may
disadvantage lower-income groups.
While they may be more motivated
to change their transport choice
because of costs, this can only
happen if alternatives are available,
and people are aware of the
alternatives and prepared to choose
them (Gärling and Schuitema 2007).
Low-income earners may live in
distant suburban areas too far to walk
or cycle, with poor access to public
transport. Any changes to parking
policy must be backed up with other
policies to ensure that certain groups
are not unfairly disadvantaged.
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Discussion:
1. How have local authorities in NSW, other States and Territories and overseas incorporated parking availability
and cost objectives into planning processes?
table 12: parking availability and pricing initiatives
Local authority

Provisions

Reference

Zurich
(Switzerland),
Hamburg
(Germany),
Amsterdam
(Netherlands)
& Budapest
(Hungary)

• Total parking supply (off-street plus on-street) has been frozen. When a
new space is built off-street, an on-street space has to be removed, so it
can be repurposed for other needs like widened footpaths or cycleways.
This type of cap-and-trade was implemented in Hamburg in 1976 and in
Zurich as part of its “historic parking compromise” in 1996.

Kodransky &
Hermann (2011)

Paris (France)

• Off-street parking is not required in developments within 500m of a public Kodransky &
transport stop.
Hermann (2011)

Antwerp
(Belgium),
Paris, Zurich
(Switzerland)
& Amsterdam
(Netherlands)

• Parking rates vary depending on distance to a public transport stop.

Kodransky &
Hermann (2011)

Zurich
(Switzerland),
Paris (France),
Strasbourg
(France) &
Copenhagen
(Denmark)

• Maximum instead of minimum off-street parking rates for new
developments. In Paris the maximum for residential developments is 1
space per 100m2.

Kodransky &
Hermann (2011)

City of Sydney

• Off-street parking quotas below maximum rate allowed.

Draft DCP

In addition Zurich only allows developers to build new parking spaces if
the surrounding roads can absorb additional traffic without congestion,
and the air can handle additional pollution without violating ambient air
quality standards. This policy has helped make Zurich one of the most
liveable cities in Europe.

• Maximum number of parking spaces depends on access to public
transport and services.
Marrickville
Council

• A map is included in the DCP which includes three parking areas (see
Appendix B):
Area A is within 200m radial distance of a railway station;
Area B is within 200m of Area A or 200m of a strategic bus corridor;
Area C is for all other areas.
The maximum number of parking spaces varies depending on parking
area: lowest for developments in Area A and highest for developments in
Area C.

20

DCP
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table 12: parking availability and pricing initiatives
Local authority
City of Sydney

Provisions

Reference

• Approval for the operation of a public car park will include the following
conditions:

DCP 2.15.14 (1)

(a) the car park is not to be accessible to vehicles between 5.30 am and 9.30
am Monday to Friday, other than on public holidays, unless access during
this period is, in the opinion of the consent authority, warranted in the
circumstances of the case; and  
(b) between 9.30am and 6.00pm Monday to Friday, except on public holidays,
the public car park is to have in place at least the following fee structure to
discourage long stay parking:
n* 1st hour of parking
n 2nd hour
n 3rd hour
n 4th hour
>=1.5n 5th hour
>=1.5n 6th hour
>=1.5n 7th hour
>=1.5n each hour thereafter
*n equals the hourly rate determined by the public car park operator.
London Borough
of Islington (UK)

• Maximum 0.5 parking spaces per dwelling.
• Encourages development with no off-street parking in locations with
good access to public transport and shopping.

Unitary
Development
Plan

• Residents of car-free developments are required to provide an
undertaking not to keep a car within the development or on-street within
the borough.
Nottingham City
Council (UK)

• Employers must pay an annual levy of GBP250 (~ $375) per space if they
provide more than 10 workplace parking spaces.

Workplace
Parking Levy
Regulations 2009
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2. How does North Sydney compare with best practice?
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The table below shows that North Sydney’s draft LEP and DCP fall well short of current best practice with respect to
provisions for off-street parking.

table 13: NORTH SYDNEY DRAFT LEP/DCP PARKING PROVISIONS

Consistent
with best
practice?

Quantity Requirements

N

O1 To ensure that sufficient car parking is provided on-site to cater for the users of the
development.
02

To minimise the reliance on private car usage.

03

To facilitate the use of public and alternative transport modes including walking and
cycling.

Residential Development
P1

Provide on-site car parking, including visitor parking at the maximum rates stated in
Table B-10.1.

P2

For apartments and attached dwellings, on-site car parking provision significantly
below maximum rates specified in Table B-10.1, will generally not be supported due
to the impact that additional vehicle parking may have on surrounding residential
streets.

P3

For residential developments containing 4 or more dwellings, a car wash bay is to be
provided within the visitor parking area. The car wash bay may comprise a visitor car
space. The wash bay is to be adequately drained and connected to the sewer line.

P4

The use of car spaces is restricted to the occupiers(s) of a development.

P5

Designate disabled and visitor car parking spaces as common property.

P6

Developments containing adaptable housing must allocate at least one accessible
parking space to each adaptable dwelling.

Non-Residential Development
P7

Provide on-site car parking at the maximum rates specified in Table B-10.2.

P8

For specific non-residential uses, provide on-site car parking at the maximum rates
specified in Table B-10.3.

P9 On-site car parking provision significantly below maximum rates specified in Tables
B-10.2 and B-10.3 will generally not be accepted due to the impact that additional
vehicle parking may have on surrounding residential streets.
P10 Parking within the North Sydney Centre may exceed the requirements in Table
B-10.2, but only where the level of non-residential parking provided does not exceed
the number legally existing on the 28 February 2003.
P11 Council must not grant consent for car parking spaces for entertainment facilities
unless the location and availability of existing public car parking in the vicinity of
the proposed entertainment facility has been considered. Any car parking allowed
specifically for the entertainment facility may, with consent, also be available only for
short-stay parking during the hours of 9.30am to 6pm, but for no other purpose.
P12	In addition to P7 and P8 above, parking for motor cycles must be provided at the
minimum rate of 1 space per 10 cars or part thereof.
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Reference
Draft DCP
Section 10
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Objectives O1 and O2 above are at
odds with each other. If we attempt
to accommodate private car usage
by allowing enough parking to
meet unrestricted demand (O1), we
encourage private car usage, making
it impossible to reduce reliance on it
(O2).
The most effective way that Council
can minimise the reliance on private
car usage (O2) is by regulating car
parking instead of accommodating
it, as many European cities have been
doing for decades.
Removing existing on-street parking,
or charging market prices for it, would
be very unpopular as it is a privilege
that vehicle-owning residents have
come to expect. It is politically
much easier to prevent new parking
from being created as part of new
developments (except in exceptional
circumstances), and to prevent
spillover onto surrounding streets
(through a robust on-street parking
management system and associated
parking permit scheme). By reducing
the amount of off-street parking
in new developments, their cost is
also significantly reduced, thereby
making housing and floorspace more
affordable.
There is already a large market for carfree development in North Sydney.
22% of apartment households (which
will make up the majority of new
development) do not own a vehicle,
yet the current draft DCP prescribes
between 1 and 1.5 off-street parking
spaces for every new apartment
dwelling, while stating that “car
parking provision significantly below
maximum rates specified ... will
generally not be supported”.
The draft LEP and DCP do not allow
for strategic assessment of traffic
impact from parking created in

multiple new developments. Traffic
impact is assessed on a DA-by-DA
basis, meaning that the cumulative
impact of multiple developments is
never considered.
It is evident that an overall reduction
in off-street parking rates and linking
the provision of off-street parking
to proximity to public transport
would be an effective means of
encouraging sustainable transport
modes. A concept parking areas map
has been developed (Appendix C)
which differentiates between areas
with good access to public transport
and those areas without good access.
Those areas with good access to
public transport would have more
restrictive parking rates. However,
given the potential displacement
of parking into the street this
type of initiative needs to occur in
conjunction with a review of Council’s
on-street parking management
system and resident parking permit
scheme.

Recommendations
• Engage an independent transport
planning consultant to conduct a
review of Council’s parking policies,
to consider:
• Maximum off-street parking rates
in new residential and nonresidential developments that
are dependent on proximity to
public transport and services
• Minimum rates for off-street
carshare spaces in new
residential and non-residential
developments
• Additional measures to
prevent users/residents of new
developments parking on-street
• Additional measures to warn
prospective residents about
parking arrangements/
restrictions
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• More efficient allocation and
management of off-street
parking
-	Recommendations of Council’s
Traffic Engineer in the ‘Parking
in Mixed Use Areas’ report
(8/7/10)
- Parkshare schemes (eg. Divvy)
• Possible improvements to
resident parking permit scheme
• Feasibility of area-based
reductions in parking rates in
areas with good access to public
transport or where the road
network is already congested.
• Allow off-street parking provision
below the maximum rates in new
residential and non-residential
developments

Street connectivity
Best-practice criteria
Areas that are dense and mixed-use
can exist without linkages between
uses. An interconnected street
network is needed to allow people
to move efficiently between activities
and decrease travel distance. Streets
need to be designed for cyclists,
walkers and road based public
transport and should be designed to
emphasize connectivity (Schmitz &
Scully 2006). Areas designed around
grids with a limited number of large
streets have higher modal shares
of walking and cycling (Radbone &
Hamnett 2003). Ewing and Cervero
(2010) found that street network
design was more related to public
transport use than density, though
less than proximity to transit. Large
blocks encourage driving; these can
be retrofitted by adding pedestrian
or cycle routes through large blocks,
or pedestrian arcades through
commercial centres.
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Discussion:
1. How does North Sydney compare with best practice?
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The table below shows that North Sydney’s draft LEP and DCP are consistent with current best practice with respect to
provisions for streetscape connectivity.

table 14: North Sydney draft LEP/DCP streetscape provisions

Consistent
with best
practice?

Through-site pedestrian links (commercial & mixed use)

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

O1 To increase pedestrian permeability through commercial and mixed use centres.

Reference

O2 To increase linkages to facilities, outdoor spaces and public transport,
O3 To provide safe and usable pedestrian spaces,
O4 To increase the amenity for pedestrians
P1 Provide linkages through sites to other streets and laneways as identified in the
character statement (refer to Part C) applying to the site or where enhancing
pedestrian movement to public transport infrastructure.
P2 Provide linkages to facilities, outdoor spaces and public transport.
P3 Provide public access through pedestrian links from 6am to 10pm daily.
P4 Pedestrian links must be lined with active uses along at least one side of the link to
engage pedestrians.
P5 Pedestrian links must be a minimum of 6m in width that is free from obstructions.
P6 Escalators must be provided within the link where there is a substantial change in
level.
P7 The number of pedestrian entries to the link is maximised.
P8 The extent of natural light to the link should be maximised where possible.
P9 Signage must be provided at the entry to the linkage, indicating public accessibility
and the street to which the connection links.
P10 Opportunities for integration of public art installations within the link are to be
maximised.
P11 The linkage is to be designed to positively respond to the “safer by design” principles.
Podiums
O2 To ensure that laneways are integfrated into pedestrian network.
O3 To ensure that laneways are safe and comfortable for pedestrians.

Recommendations
• None – existing provisions are
adequate or meet best practice.

Streetscape micro-design
Best-practice criteria
Saelens et al (2003) found that in

24

the US approximately 83% of all
trips are short, for purposes other
than work, and occur relatively close
to home. These trips are within
walking or cycling distance. The
built environment can be changed
to make the trips more attractive

and safer from crime, traffic and
weather. Streets should be designed
to be easily navigable and have wellmaintained foot and cycle paths and
facilities (Cao et al 2009). There is a
myriad of ways in which these can
be achieved, but no studies have
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been undertaken with evidence of
which methods have the biggest
effect on travel behaviour. Pedestrian
infrastructure has little evaluation,
though one study found higher
pedestrian rates in commercial
centres due to pedestrian facilities,
when density and land use were
controlled (Saelens et al 2003).
Streetscapes should be designed to
“enhance experience, foster lingering,
gathering and purchasing” (Schmitz &
Scully 2006). Streetscapes need

a human scale; large uninterrupted
streetscapes designed for cars are
uninteresting and encourage driving,
whereas appealing streetscapes help
define places as destinations.

Footpath design - Well-designed
footpaths encourage a place to be
experienced on foot. Good continuity
leads to higher rates of walking and
cycling (Saelens et al 2003). Footpaths
should be accessible to all by being
designed with the least mobile
residents in mind. They should be
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well lit, and on both sides of the
street. Shared footpaths must be
larger than pedestrian footpaths
and be well marked on signs and
the ground so both bike riders and
pedestrians are aware. Where possible
bicycles and pedestrians should be
separated.
Footpaths are made up of the street
furniture zone (or often planting
zone in residential areas), pedestrian
through zone and frontage zone,
which includes outdoor dining in
commercial zones (see Figure 2a).

figure 2: a) Sections of sidewalk corridor, b) Furniture zone, c) Two ramps design, d) Curb
radius, e) Refuge islands, f) Curb extensions Source: City of Portland (1998)
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Street furniture/planting zone -

Street frontage - In retail and

Furniture zones or planting strips
should be alongside footpaths, and
provide seating and shade (see
Figure 5b). These zones increase
safety by encouraging crossing at
designated spots, helping drivers
identify when pedestrians will cross
and spotting driveways. They can
reduce problems at driveways for
people in wheelchairs, absorb runoff,
improve air quality and provide space
for utilities and seating that does not
interrupt walking.

commercial areas storefronts should
be oriented to the street. This defines
the area, encloses and frames streets.
Garages and loading zones should
be out of sight and parking should
not be located in front of buildings. In
residential areas, front doors, windows
and porches should face the street.
This increases the perception of
safety, as there are more ‘eyes on the
street’.

Footpath width - Schmitz & Scully
(2006) recommend footpaths should
be at least 1.5m wide so that two
people can walk comfortably side
by side and another may pass. This
should be significantly increased in
areas of high pedestrian traffic.

Street lighting - Lighting should
make people feel safe walking and
cycling at night. Light poles at a
human scale in retail and commercial
areas can make people feel safer
and humanise the streetscape, while
minimising light pollution.
Shade and shelter - Shade and
shelter on footpaths reduce the
influence of the weather on
behaviour. Trees provide pleasant
shade, particularly deciduous trees
that allow sunlight in winter months.
Shelter from weather should be
considered so that in high density
areas people can walk from one
destination to another with a
reasonable amount of shelter from
the rain. This can be achieved with
requirements for overhangs or
awnings at the fronts of buildings.
When there is outdoor dining, there
should be adequate space to pass
diners while undercover.

26

Architectural guidelines Architectural guidelines create the
feel of a street. Qualities should be
controlled to create a unified but
interesting street, with a certain
amount of messiness to create
authenticity and interest (Schmitz
& Scully 2006). Height, massing and
setbacks should be controlled to
create the right scale that increases
walkability, and reduce wind tunnel
effect. One option is to have taller
buildings at corners. Storefronts and
signage need to be varied and to
evolve over time. Landscaping should
be unified; trees should be used to
enclose any overly wide streets.

Lively character - Blank street
fronts should be eliminated, and
spaces used for pedestrian activities.
Sidewalk cafes and small retail can
create a lively street, though should
be allocated space within the
frontage zone so as to not block the
footpath for pedestrians.
Public spaces and destinations The more desirable a destination, the
further someone is willing to walk or
cycle to get there (Kent et al 2011).
Creating iconic public spaces allows
people to linger in an area, creates
places for meeting up and spending
time outdoors. Well-designed public
spaces create destinations, increase
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the quality of the area and increase
walkability. Designs should “reinforce
the sense of place and local identity”
(City of Sydney 2010).

Pedestrian safety - The safety
of pedestrians can be increased
particularly at crossings and corners,
by tightening the curb radius to
shorten the crossing distance. There
should be two ramps at crossings
to increase pedestrian visibility of
oncoming cars, as they approach
from the side rather than the rear.
Medians and curb extensions provide
security for pedestrians and shorten
the distance required for the crossing
(see Figure 5c-f).
All these attributes make suburbs
‘walkable’. Walking to work and
for errands is more likely in highly
walkable areas (Saelens et al 2003).
Walking for recreation does not differ
between high and low walkable
suburbs, but is more influenced
by public open space, safety and
aesthetics (Owen et al 2004).
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Discussion:
1. How have local authorities in NSW, other States and Territories and overseas incorporated streetscape
micro-design objectives into planning processes?

The City of Portland (1998) Pedestrian Design Guide recommends that in pedestrian districts, particularly on arterial
roads the pedestrian through zone should be 2.5m wide, and 1.9m wide for city walkways, and both should have a 1.2m
furniture zone (Figure 3).

figure 3: Best practice widths for sidewalks and furniture zones. Source: City of Portland (1998)
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City of Sydney’s design code (Figures 4 & 5) recommends a 2m pedestrian zone in general city streets, with a 2.8m
bike lane and a 1.5m furniture zone. They recommend a smaller furniture zone for arterial roads of 1m, with no set
recommendation for the pedestrian zone.

figure 4: General streets – for example city centres, village centres and local areas. Source: City of Sydney (2010)
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figure 5: Arterial roads – Main city thoroughfares and local streets with high traffic. Source: City of Sydney (2010)
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2. How does North Sydney compare with best practice?
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The table below shows that North Sydney’s Draft LEP and DCP are consistent with current best practice with respect to
provisions for streetscape micro-design.
table 15: North Sydney draft LEP/DCP streetscape micro-design
provisions

Consistent
with best
practice?

Streetscape (residential, commercial & mixed use)

Y

Draft DCP
Sections 1,
2&3

Y

Draft DCP
Sections 1
&3

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

Y

Draft DCP
Sections 2
&3

Y

Draft DCP
Sections 2
&3

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

O1 To ensure that footpaths, kerb and guttering and street trees contribute to a
consistent streetscape.

Reference

O2 To promote the creation of lively and active street and laneway frontages.
O3 To create visual interest in the built form.
O4 To create a feeling of safety both by day and night.
Laneways (residential, commercial & mixed use)
O1 To ensure that laneways are functional, attractive, safe and comfortable places for use
by residents as part of their public space and pedestrian network.
Diversity of activities, facilities, opportunities and services (mixed use)
O2 To ensure that streets are appropriately activated to encourage pedestrian use.
Wind Speed (commercial & mixed use)
O1 To ensure pedestrian comfort is not adversely affected by wind when walking along
public streets or sitting down in public spaces.
Reflectivity (commercial & mixed use)
O1 To minimise the impacts by reflected light and solar reflectivity from buildings on
pedestrians and motorists.
Artificial illumination (commercial & mixed use)
O1 To minimise the impact of artificial illumination on the amenity of residents and
pedestrians.
O2 To provide a safe urban environment without adverse affects on surrounding
development or the public domain.
Awnings (commercial & mixed use)
O1 To provide adequate weather protection for people using streets and other public
spaces.
Solar access (commercial & mixed use)
O1 To ensure that solar access is maintained to Special Areas, open spaces and publicly
accessible outdoor places.
O3 To avoid the creation of long solid masses of development which prevent the
penetration of daylight and/or sunlight through to pedestrian levels and to northern
and eastern facades of buildings.
Setbacks (commercial & mixed use)
O1 To enable a reduction in the impact of scale.
O2 To ensure adequate ventilation, solar access, privacy, view sharing and a reduction of
adverse wind effects.

30
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table 15: North Sydney draft LEP/DCP streetscape micro-design
provisions

Consistent
with best
practice?

Podiums (commercial & mixed use)

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

Y

Draft DCP
Section 2

Y

Draft DCP
Section 3

Y

Draft DCP
Section 8

Y

Draft DCP
Section 8

Y

Draft DCP
Section 8

O2 To ensure that laneways are integrated into pedestrian network.
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Reference

O3 To ensure that laneways are safe and comfortable for pedestrians.
Building design (commercial & mixed use)
P10 Buildings should incorporate architectural detailing and ornamentation which
provides a rich visual reference for pedestrians.
Public spaces and facilities (commercial & mixed use)
O1 To ensure that buildings contribute to external and internal public spaces and facilities
nearby and inclusion of these areas as part of the public domain.
O2 To ensure that buildings interact with and contribute positively to their surroundings
at street level.
O3 To ensure that buildings contribute to diversity, vitality, social engagement and “a
sense of place”.
Illumination (commercial & mixed use)
O1 To ensure the safety of pedestrians in the public domain after dusk.
Street furniture, landscaping works, utilities and equipment (commercial & mixed use)
O1 To ensure that street furniture, landscaping works, utilities and equipment positively
contribute to the community’s enjoyment of the public domain, but does not impede
pedestrian movement and safety or reduce visual quality.
Paving (commercial & mixed use)
O1 To ensure pedestrian surfaces are safe for all users.
O2 To ensure that pedestrian routes are clearly identified.
O3 To ensure that paving is constructed from materials that provide consistency and
continuity of streetscape.
Safety and security (non-residential)
O1 To ensure that a high level of personal safety and security is provided within the
development and public domain.
Location (outdoor dining)
O1 To create opportunity for the enlivening of existing commercial streets, whilst
minimising impacts on residential and pedestrian amenity.
Public transport (outdoor dining)
O1 To ensure that access to and operation of public transport is not compromised.
P1 Outdoor dining and display areas and any associated structures and equipment must
not be located in a manner that interferes with the use of public transport or with
pedestrian or vehicular access thereto.
Lighting (outdoor dining)
O1 To provide a safe and comfortable environment for pedestrians and patrons, whilst
minimising impacts on nearby residents.
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table 15: North Sydney draft LEP/DCP streetscape micro-design
provisions

Consistent
with best
practice?

Layout and dimensions (outdoor dining)

Y

Draft DCP
Section 8

Y

Draft DCP
Section 8

Y

Draft DCP
Section 20

Y

Draft DCP
Section 20

Y

Draft DCP
Section 20

O1 To ensure that sufficient space is made available for safe movement of pedestrians
during the use of the footpath for outdoor dining or the display of goods.
Furniture and equipment (outdoor dining)
O2 To ensure the safety and amenity of both patrons using outdoor dining and goods
display areas, and pedestrians and drivers passing by.
ROADS
P3	New road infrastructure should be safe for pedestrians, cyclists and vehicles. Council
supports the concept of shared zones where appropriate (Special design criteria and
RTA approval applies in these cases).
FOOTPATHS
O1 To ensure that footpaths are designed and constructed in accordance with Council
standards, compliments surrounding streetscape and reflects heritage and
conservation values.

Reference

O2 Ensure that footpaths provide a safe walking environment for all pedestrians and
enhance visual amenity.
O3 Provide equal access opportunity that does not discriminate against the disabled.
O4	Minimise disturbance to existing road infrastructure, public utility services and
adjoining property from provision of footpath.
PERMITTED ENCROACHMENTS
O5 The objectives of this sub-section are to ensure encroachments from private property
onto the public property are safe for pedestrians and vehicular traffic, designed and
constructed to Council’s expectations and conserve the desirable characteristics of an
area.
Streetscapes should be consistent,
lively and active, create visual interest
and a feeling of safety. Outdoor
dining area must not interfere with
public transport use or access, or
pedestrian amenity. The setbacks
from the curb range from 1.2m for
low pedestrian traffic and low traffic
risk, to 3m for high pedestrian traffic
and high traffic risk (DCP Table B-8.1).
Setback from furniture or planting
zone only needs to 900mm from
trees, bins, bicycle hoops or bus
shelters and 500mm from the back of
street furniture.
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Front doors and at least one window
should be oriented to the street,
and blank walls at street level should
be avoided. Architectural detailing
should create a sense of place
and buildings interact with public
spaces. Building setbacks should give
consideration to existing setbacks
to create a unified streetscape.
Continuous awnings must be
provided on street fronts activated
with ground floor uses.
Other provisions include minimising
wind problems with setbacks and

massing of buildings. Reflectivity
should be minimised by using
non-reflective materials and having
sun shield on glazed areas. Spaces
between taller buildings should
allow sun to pedestrian areas, and
should not overshadow public space
between 11.30am and 2.30pm.

Recommendations
• None – existing provisions are
adequate or meet best practice.
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End of trip facilities
Best-practice criteria

Bicycle theft and a lack of end-of-trip facilities is a deterrent to cycling. Workplaces should provide adequate secure
bicycle parking, showers and clothes lockers. Showers should be located so they can be accessed from the parking area
before entering the office space so as to make the transition the most comfortable.
In addition some workplaces provide pumps, tools and clothes irons.

Discussion:
1. How have local authorities in NSW, other States and Territories and overseas incorporated objectives for end
of trip facilities into planning processes?
The City of Sydney is often acknowledged as having robust and appropriately detailed DCP provisions for end of trip
facilities. Section 3.11.3 from the recently adopted DCP 2012 contains the following requirements:
(1) All development is to provide on-site bike parking designed in accordance with the relevant Australian Standards for
the design criteria of bike parking facilities.
(2) Bike parking spaces for new developments are to be provided in accordance with the rates set out in Table 3.5 Onsite bike parking rates, except where:
(a) an apartment in a residential building has a basement storage area on title that is large enough to
accommodate a bike and is no smaller than a Class 1 bike locker, then additional bike parking for that apartment
is not required; and
(b) a proposed use is not included in Table 3.5 On-site bike parking rates, an applicant is to provide bike facilities
to accommodate Council’s mode share target for trips by bike as described in the Cycle Startegy and Action Plan
2007-2017.
On-site bike parking rates from Table 3.5 of CoS DCP 2012
Proposed use

Residents/Employees

Customer/Visitors

1 per dwelling

1 per 10 dwellings

Hotel or motel accommodation or
serviced apartment

1 per 4 staff

1 per 20 rooms

Backpackers Accommodation

1 per 4 staff

1 per 10 beds

Office premises or business premises

1 per 150sqm GFA

1 per 400sqm GFA

Bulky goods premises

1 per 600sqm GFA

1 per 1,000sqm GFA

Shop, Restaurant or cafe

1 per 25sqm area

2 plus 1 per 100sqm over 100sqm GFA

Shopping Centres

1 per 200sqm sales GFA

1 per 300sqm sales GFA

Pub

1 per 100sqm GFA

1 per 100sqm GFA

Residential
Residential
accommodation
Tourist and Visitor Accommodation

Commercial

Entertainment facility

Greater of 1 per 15 seats or 1 per
40sqm GFA

Place of public worship

Greater of 1 per 15 seats or 1 per
40sqm GFA
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Industry
Industry or warehouse or distribution
centre

1 per 10 staff

Community
Child care centre

1 per 10 staff

2 per centre

Medical centre, Health Consulting
rooms

1 per 5 practitioners/professionals

1 per 200sqm GFA

Tertiary educational institution

1 per 10 staff and 1 per 10 students

Swimming pool

1 per 10 staff

2 per 20sqm of pool area

Library

1 per 10 staff

2 plus 1 per 200sqm GFA

Art gallery or museum

1 per 1000sqm GFA

1 per 200sqm

(3) Secure bike parking facilities are to be provided in accordance with the following:
(a) Class 1 bike lockers for occupants of residential buildings;
(b) Class 2 bike facilities for staff/employees of any land use; and
(c) Class 3 bike rails for visitors of any land use.
(4) Where bike parking for tenants is provided in a basement, it is to be located:
(a) on the uppermost level of the basement;
(b) close to entry/exit points; and
c) subject to security camera surveillance where such security systems exist.
(5) A safe path of travel from bike parking areas to entry/exit points is to be marked.
(6) Access to bike parking areas are to be:
(a) a minimum of 1.8m wide to allow a pedestrian and a person on a bike to pass each other and may be shared
with vehicles within buildings and at entries to buildings);
(b) accessible via a ramp;
(c) clearly identified by signage; and
(d) accessible via appropriate security or intercom systems.
(7) Bike parking for visitors is to be provided in an accessible on-grade location near a major public entrance to the
development and is to be signposted.
(8) For non-residential uses, the following facilities for bike parking are to be provided at the following rates:
(a) 1 personal locker for each bike parking space;
(b) 1 shower and change cubicle for up to 10 bike parking spaces;
(c) 2 shower and change cubicles for 11 to 20 or more bike parking spaces are provided;
(d) 2 additional showers and cubicles for each additional 20 bike parking spaces or part thereof;
(e) showers and change facilities may be provided in the form of shower and change cubicles in a unisex area in
both female and male change rooms; and
(f) locker, change room and shower facilities are to be located close to the bike parking area, entry and exit points
and within an area of security camera surveillance where there are such building security systems.

34
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Table 16 contains examples of provisions from other local authorities in Australia and overseas that seek to encourage the
provision of end of trip facilities:
table 16: end of trip initiatives
Local authority
Antwerp
(Belgium)

Provisions

Reference

• Bicycle parking minimums:

Kodransky &
Hermann (2011)

-	Residential 2 spaces per dwelling
- Offices 1 space per 100m2
- Shops 4 spaces per 100m2

Marrickville

• Bicycle parking should be located to have priority over car parking with
regard to access to building entrances and lifts, and be clearly marked
and easily accessible, have good surveillance, provide a means of securely
locking bicycle frames and wheels and should not create a hazard for
pedestrians, motorists or cyclists.

DCP 2.10.12 C17

Parramatta

• All bicycle parking should be located in a safe and secure location that is
under cover and convenient for users.

DCP 3.6.2 C.6

Aberdeenshire
(Scotland)

• Cycle parking should be located closer to a building’s entrance than car
parking, and be sited in locations that are:

Car Parking
Standards 9.3

a) Conveniently located;
b) Secure;
c) Easy to use;
d) Adequately lit;
e) In clear view of passersby;
f) Well signed and, preferably,
g) Sheltered.
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The table below shows that North Sydney’s Draft LEP and DCP are not consistent with current best practice with respect
to provisions for end of trip facilities.

table 17: North Sydney draft LEP/DCP end of trip provisions

Consistent
with best
practice?

Bicycle Parking

N

Draft DCP
Sections 2
& 10

N

Draft DCP
Sections 2

O1 To encourage the use of bicycles as an environmentally beneficial form of transport
and an alternative to the use of private motor vehicles.

Reference

P1 Provide on-site, secure bicycle parking spaces and storage in accordance with the
minimum rates specified in Table B-10.4.
TABLE B - 10.4: Minimum Bicycle Parking Rates
Development Type
Residential

Rate

Residential flat buildings 1 bicyclce locker / 3 dwellings+
Shop top housing

1 visitor rail / 12 dwellings or part
thereof

Boarding houses

1 bicycle locker / 5 boarding rooms

Commercial premises
Industrial premises
Other

1 bicycle locker / 600m2 of GFA
1 visitor rail / 2.500m2 of GFA
On merit

P2 Design bicycle parking and storage facilities in accordance with AS 2890.3.
P3	Locate private bicycle storage within basement parking levels of the building where
provided.
Maximise use of public transport (commercial & mixed use)
P6 Provide showers for use by cyclists and people that walk to work.

Stipulating bicycle lockers is arguably
too prescriptive. Medium security
(Class 2) facilities e.g. communal
locked compounds are more spaceefficient. Low security (Class 3)
facilities, e.g. bike rails or wall rails,
might be adequate if located in a
secure area.

cycling links to (but not yet within
or through) the LGA. The Sydney
Harbour Bridge cycleway is the
busiest in Sydney with traffic growing
at 18% per annum. The completion of
HarbourLink will result in a significant
increase in bicycle transport mode
share.

North Sydney is a major employment
centre with limited commuter
car parking. There are excellent

Community feedback indicates that a
lack of adequate end of trip facilities
in North Sydney workplaces is a

36

major barrier to increased cycling.
New developments should include
sufficient end of trip facilities to cater
for both current and future demand.
Recommendations
• Adopt City of Sydney’s DCP
provisions for end of trip facilities.
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Green travel plans

Best practice criteria
Green Travel Plans are a site-specific plan which provides details to visitors/workers on how to access that site by walking,
cycling or public transport and form a key action in the Metropolitan Plan for Sydney 2036. Green Travel Plans encourage
people to consider alternate means to accessing a site rather than by private motor vehicle.

Discussion:
1. How have local authorities in NSW, other States and Territories and overseas incorporated green travel plan objectives
into planning processes?
table 18: green travel plan initiatives
Local authority

Provisions

Reference

Parramatta

A Travel Plan must include:

DCP 3.6.1 P.2

1. Targets – This typically includes the reduction of single occupant car trips
to the site for the journey to work and the reduction of business travel
particularly single occupant car trips.
2. Travel data – An initial estimate of the number of trips to the site by mode
is required. Travel Plans require an annual travel survey to estimate the change
in travel behaviour to and from the site and a review of the measures.
3.	Measures – a list of specific tools or actions to achieve the target.
City of Sydney

(2) The stage 1 development application and applications for subdivision
DCP (Harold
are to include a site wide ‘Green Travel Plan’ to outline initiatives for
Park) 2011
walking, cycling and the use of public transport. The Green Travel Plan
should address different transport needs and patterns for residential and
non-residential uses. Where relevant, initiatives are to be implemented prior
to the issue of an Occupation Certificate.
(3) All development applications are to include a ‘Transport Access Guide’,
and a strategy for its future availability to residents, employees and
visitors, unless the proposed development is for:
a) individual dwelling houses;
b) a residential development of fewer than 25 new dwellings;
c) a non-residential developments less than 1,000m2 GFA; or
d) a business employing fewer than 10 people at any given time.
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The table below shows that North Sydney’s Draft LEP and DCP are consistent with current best practice for green travel
plan provisions.
table 19: North Sydney draft LEP/DCP green travel plan
initiatives

Consistent
with best
practice?

Green Travel Plans

Y

Green Travel Plans (GTP) are a site-specific plan which provides details to visitors/ workers
on how to access that site by walking, cycling or public transport. The plan encourages
people to consider alternate means to accessing the site rather than by private motor
vehicle.
O1 To encourage employees within an organisation to make greater use of public
transport, cycling, walking and car sharing for commuting and work related journeys.
P1	Green Travel Plans must be submitted with all development applications that involve:
(a)	New, or redevelopment of, educational establishments which result in the total
number of students exceeding 100 persons.
(b)	New, or redevelopment of, non-residential developments which result in the
total floor space of the development exceeding 2,000m2 (approximately 100
employees in an office development).
P2 Components/strategies of a Green Travel Plan will likely vary according to the nature of
the proposed development and may incorporate:
(a)	Identification and promotion of public transport options to access the site (for
example, on a website and /or business cards);
(b) Preparation of a Transport Access Guide (TAG) for the site.
(c) Implementation of a car pool system for employees;
(d) Introduce staff car sharing scheme for fleet vehicles;
(e) Use taxis or public transport for work related journeys;
(f) Provide priority parking for staff who car pool with more than 2 passengers;
(g) Encouragement of cycling and walking to the workplace through generous
provision of bicycle parking, showers and lockers;
(h)	Incentive schemes to encourage employees to commute using sustainable
transport modes (such as the provisions of public transport vouchers/subsidised
public transport tickets);
(i) Allocation of designated parking spaces for a car sharing scheme;
(j) Prominent display of a large map of cycling routes (i.e. in the foyer of a residential
complex);
(k) Provide staff with cycling allowances, loans and insurance together with bicycle
storage and showering and changing facilities;
(l) Provision of a bus to pick up and drop off staff to the nearest railway station.
(m) The undertakings made in the submitted GTP will be included under the terms of
any development consent
P3 At Council’s discretion, requirements for on site car parking may be reduced on the
basis of a written agreement between Council and the owner/ occupiers for the
implementation of a Green Travel Plan.
P4 The undertakings made in a Green Travel Plan submitted with a development
application may be included as conditions to any development consent.

38

Reference
Draft DCP
Section 10.6
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Given North Sydney’s density, access
to public transport and walking and
cycling networks, there is significant
potential to increase mode share for
sustainable transport options across
all trip generators. GTPs can help
to achieve this provided that their
initiatives are acted upon.

Recommendations
• None – existing provisions are
adequate or meet best practice.
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Car share
Best-practice criteria
Car sharing should be encouraged
because it helps to make driving
the exception rather than the rule.
With car ownership most of the
costs are fixed, and the per-kilometre
cost is relatively small. So once a
car is purchased there is a financial
incentive to use it instead of other
modes. With car sharing the fixed
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costs are low, while the per-kilometre
cost is relatively high, helping to make
other modes more attractive.
Car sharing also reduces the space/
land needed for parking. It results
in a more efficient use of the
natural resources used for vehicle
construction and maintenance (the
average private car is not used 90% of
its lifetime).

Discussion:
1. How have local authorities in NSW, other States and Territories and overseas incorporated car share
objectives into planning processes?
table 20: car share initiatives
Local authority

Provisions

Reference

City of Sydney

• The minimum number of on-site parking spaces to be made available for
car share scheme vehicles varies from 1 per 30 car spaces to 1 per 90 car
spaces, depending on development type.

DCP 2.15.2 (2)

Parramatta

• Car share parking space is to be provided for any residential development
containing more than 50 residential units (or any business development
with a floor space of 5,000 square metres or above) that is within a 800m
radial catchment of a railway station or 400m radial catchment of a bus
stop with a service frequency of an average of 15 minutes or less during
the morning peak (7am - 9am) in either direction.

DCP 3.6.1.C1

2. How does North Sydney compare with best practice?
The table below shows that North Sydney’s Draft LEP and DCP are not consistent with current best practice for car share
provisions.

table 21: North Sydney draft LEP/DCP car share provisions

Consistent
with best
practice?

Car Share Schemes

N

O1 To minimise the impact on the safety and efficiency of existing roads

Reference
Draft DCP
Section 10

P1 Council may consider the provision of car share parking in residential, mixed use and
commercial developments but only if:
(a) The number of car share parking spaces provided does not replace more than
25% of the total off-street parking requirement if those care share space had not
been provided, excluding any residential visitor parking spaces; and
(b) Each car share space does not replace less than 3 or more than 4 residential and/
or non-residential parking spaces.
Note: The installation of car share parking to replace general off-street parking is
optional and at the discretion of the developer..
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Unlike the City of Sydney, the draft
DCP does not require car share to be
provided once a development is of a
particular size.
The draft DCP allows up to 25% of
a development’s off-street parking
requirement to be replaced by a
smaller number car share spaces
(with each car share space replacing
between 3 and 4 private spaces). It is
up to the developer as to whether car
share is provided or not.
Recommendations
• Initiatives to increase the
provision of car share should be
investigated

Stages 2 & 3 –
Conclusion
Stage 2 involved researching
how other local authorities both
in Australia and overseas have
incorporated travel demand and
sustainable transport objectives into
planning documents. This was done
to identify best practice planning
provisions and processes.

Travel demand management
Initiatives used by local authorities to
reduce travel demand are identified
below.
Density and land use mix - To
encourage higher density and
mixed development with the related
positive effect on transport patterns,
best practice authorities aim to
integrate strategic land use and
transport planning.

40

Affordable Housing - Affordable
housing strategies in other local
authorities aim to allow people to
live closer to their workplace thus
reducing commuting distances. City
of Sydney’s Green Square Affordable
Housing DCP requires that 3% of
residential floorspace and 1% of nonresidential floorspace be allocated to
affordable housing.

Facilitating and encouraging
sustainable transport modes
Parking availability - Removing
existing on-street parking has proven
difficult the world over. For this reason
best practice initiatives have tended
to involve reducing the amount of
new parking being created as part of
new developments. Spillover effects
have been managed through the use
of on-street parking management
systems and parking permit schemes.
City of Sydney allow car parking
below the maximum rate, while
the London Borough of Islington
in UK has a maximum of 0.5 spaces
per dwelling and has a Car-Free
Housing policy which encourages
development with no off-street
parking in areas with access to public
transport.
Best practice jurisdictions from
overseas allow for strategic
assessment of traffic impact from
parking created in multiple new
developments. This ensures that
cumulative impacts of multiple
developments are considered at DA
stage.
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Walking - Many local authorities aim
to promote walking as an alternative
means of transport to destinations
and/or public transport stops through
providing neighbourhoods that
are amenable, well lit and safe. For
example, the City of Sydney draft
LEP and DCP includes provisions for
ensuring that new developments
provide direct walking routes that
connect with the existing/planned
walking network, where appropriate.
Cycling - Some local authorities aim
to encourage cycling by providing
a network of safe, amenable cycle
routes, and end-of-trip facilities
(parking, changing rooms/showers).
For example, the City of Sydney draft
LEP and DCP include provisions for
ensuring that new developments
provide cycling routes that connect
with the existing/planned bicycle
network, where appropriate. The City
of Sydney draft DCP has provisions
similar to those advocated by the
Australian Bicycle Council.
Car share - Car sharing has been
promoted by some authorities
because it helps to make driving
the exception rather than the rule.
With car ownership most of the
costs are fixed, and the per-kilometre
cost is relatively small. So once a
car is purchased there is a financial
incentive to use it instead of other
modes. With car sharing the fixed
costs are low, while the per-kilometre
cost is relatively high, helping to make
other modes more attractive.
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O r g a n isat i o na l best pr act i ce fo r i n te g r at i n g
l a n d use a n d t r a nspo r t pl a n n i n g

In researching this project it
was noted that approaches to
transport and land use planning
vary significantly between local
authorities.

integrated land use and transport
strategy include Hornsby, Ryde,
Penrith, Maitland, City of Melbourne
(Vic), Hume (Vic), Manningham (Vic)
and Banbury (WA).

Vuchic (1999) defines four levels of
transport planning:

North Sydney

Level 1: City-Transport
Relationship
• Coordination between the
transport system and the city,
its physical components and all
other functions such as economy,
housing, social conditions etc.
Level 2: Multimodal Coordinated
System
• Incorporates streets and
freeways, different public
transport modes, pedestrian
zones etc.
Level 3: Single Mode Network or
System
• e.g. Street network, bicycle
network, train, bus or regional rail
network
Level 4: Individual Facilities
• e.g. a boulevard, intersection,
pedestrian area, bus route, public
transport stop
All levels are critical for transport
system efficiency as well as a city’s
liveability and sustainability.
Best-practice examples
Councils in other urban growth areas
in Australia employ specialist strategic
transport planners within their
planning departments, for example
City of Sydney, Leichardt, Marrickville,
Moreland (Vic), Brisbane (Qld), Ipswich
(Qld) and Sunshine Coast (Qld).
Councils that have developed an

Within North Sydney’s current
organisational structure there is no
specific transport planning role. There
is a Traffic Planning Manager whose
main focus is the management of
roads and parking to accommodate
private vehicle use (Level 4 above),
and a Sustainable Transport
Coordinator and Officer who are
able to advise on transport & landuse planning matters. These roles sit
within the Engineering Division, while
land use planning is the responsibility
of the Planning Division.

2020 Vision and Delivery Strategy,
for example the Alexander St Car
Park redevelopment.
• There being no strategic or zonal
assessment of the cumulative
traffic impact of multiple DAs.
• Traffic facilities continuing to
be designed without regard
to active transport modes, for
example:
o Bus shelters and signage poles
that obstruct footpaths and
bicycle paths.
o Traffic calming devices and
pedestrian refuges that create
pinch points on bicycle routes.
o	New linemarking that ignores
the recommendations of
Council’s Bike Strategy.

Consequences of not integrating
transport, traffic and land use and
traffic planning in North Sydney
include:
• There being no apparent
consideration of transport and
travel demand management in
Council’s land use plans (LEP and
Public Domain Strategy).
• The Draft DCP having numerous
provisions (and omissions) that
are at odds with the transport
and sustainability objectives of
Council’s 2020 Vision and Delivery
Strategy.
• Council continuing to approve
developments that are at
odds with the transport and
sustainability objectives of its
2020 Vision and Delivery Strategy.
• Council continuing with its
own developments that are at
odds with the transport and
sustainability objectives of its
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1. That Council engage an independent transport planning consultant to conduct a review of Council’s parking policies
and prepare an integrated on-street and off-street parking strategy, which is to consider:
• Feasibility of area-based parking rates determined by access to public transport and services as well as existing
levels of traffic congestion;
• Feasibility of area-based rates for off-street carshare spaces in new residential and non-residential developments;
• Additional measures to prevent users/residents of new developments parking on-street;
• Additional measures to warn prospective residents about parking arrangements/ restrictions;
• More efficient allocation and management of off-street parking:
- Recommendations of Council’s Traffic Engineer in the ‘Parking in Mixed Use Areas’ report (8/7/10);
- Parkshare schemes (eg. Divvy); and
• Possible improvements to resident parking permit scheme.
2. That Council adopt the changes to draft DCP 2012 as outlined in Table 22.
table 22: recommended changes to draft dcp 2012
No.

Action to ensure best
practice

Recommended draft LEP or draft DCP text (if required)

Recommended
draft LEP or
draft DCP
location

1

Amend existing draft DCP
provisions so as to allow
off-street parking provision
below the maximum rates
in new developments that
have good access to public
transport.

For apartments and attached dwellings, on-site car parking
provision significantly below the maximum rates specified in
Table B-10.1 generally will only be considered if the proposed
development has good access to public transport due to the
impact that unmet on-site parking demand may have on
surrounding residential streets.

S.10.2.1(P2)

2

42

Amend existing draft DCP
provisions by adopting
City of Sydney’s end of trip
facilities provisions.

On-site car parking provision significantly below maximum
S.10.2.1(P9)
rates specified in Tables B-10.2 and B-10.3 generally will only be
considered if the proposed development has good access to
public transport due to the impact that unmet on-site parking
demand may have on surrounding residential streets.
Refer to tracked changes in Section 10 of draft DCP2012.

S.10
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A ppe n d i x A – d r aft n o r t h s y d n e y de v elopm en t co n t r o l pl a n 2012

The analysis of the planning documents from other jurisdictions has shown that ‘best practice’ approaches to the regulation of transport generally do the following:
A. Reduce travel demand;
B. Facilitate and encourage sustainable transport modes.
Assessment of draft DCP 2012 provisions against the above best practice criteria is in red.
Transport
Objective/Provision

Draft DCP section
01

02

03

08

10

Best practice
criteria
11

20

A

Comment

B

Parking quantity requirements (general)
O1. To ensure that sufficient car parking is provided on-site to cater for the users of the
development.

X

This ‘predict and provide’ approach is at odds with O2 (below) as it will perpetuate,
rather than minimise, reliance on private car usage.
Especially where a development is close to good public transport and/or car share
pods, on-site parking should be limited in order to minimise additional traffic
generation. If the number of parking spaces in a new development is not sufficient for
a prospective owner/tenant, they will either opt not to move there, or reconsider their
transport options.

O2. To minimise the reliance on private car usage.

X

X

O3. To facilitate the use of public and alternative transport modes including walking and cycling.

X

X

Parking quantity requirements for residential development
P1. Provide on-site car parking, including visitor parking at the maximum rates stated in Table
B-10.1.

X

The rates do not take into account proximity to public transport and/or car share
pods.

P2. For apartments and attached dwellings, on-site car parking provision significantly below
maximum rates specified in Table B-10.1, will generally not be supported due to the impact
that additional vehicle parking may have on surrounding residential streets.

X

Impact on surrounding residential streets can be managed through resident parking
permit schemes, and/or undertakings by occupiers of the new development not to
park a vehicle on-street.

P3. For residential developments containing 4 or more dwellings, a car wash bay is to be provided
within the visitor parking area. The car wash bay may comprise a visitor car space. The wash
bay is to be adequately drained and connected to the sewer line.

X

P4. The use of car spaces is restricted to the occupiers(s) of a development.

X

P5. Designate disabled and visitor car parking spaces as common property.

X

P6. Developments containing adaptable housing must allocate at least one accessible parking
space to each adaptable dwelling.

X

Parking quantity requirements for non-residential development
P7. Provide on-site car parking at the maximum rates specified in Table B-10.2.

X

The rates should take into account proximity to good public transport and/or car
share pods.

P8. For specific non-residential uses, provide on-site car parking at the maximum rates specified in
Table B-10.3.

X

The rates should take into account proximity to good public transport and/or car
share pods.

P9. On-site car parking provision significantly below maximum rates specified in Tables B-10.2 and
B-10.3 will generally not be accepted due to the impact that additional vehicle parking may
have on surrounding residential streets.

X

Impact on surrounding residential streets can be managed through resident parking
permit schemes, and/or undertakings by occupiers of the new development not to
park a vehicle on-street.

P10. Parking within the North Sydney Centre may exceed the requirements in Table B-10.2, but
only where the level of non-residential parking provided does not exceed the number legally
existing on the 28 February 2003.

X
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P11. Council must not grant consent for car parking spaces for entertainment facilities unless
the location and availability of existing public car parking in the vicinity of the proposed
entertainment facility has been considered. Any car parking allowed specifically for the
entertainment facility may, with consent, also be available only for short-stay parking during
the hours of 9.30am to 6pm, but for no other purpose.

X

P12.	In addition to P7 and P8 above, parking for motor cycles must be provided at the minimum
rate of 1 space per 10 cars or part thereof.

X

Best practice
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Car share schemes
O1. To minimise the impact on the safety and efficiency of existing roads

X

X

P1. Council may consider the provision of car share parking in residential, mixed use and
commercial developments but only if:

X

X

(a) The number of car share parking spaces provided does not replace more than 25% of
the total off-street parking requirement if those care share space had not been provided,
excluding any residential visitor parking spaces; and

Car sharing should be encouraged because it helps to make driving the exception
rather than the norm. (With car ownership most of the costs are fixed, and the
per-kilometre cost is relatively small. So once a car is purchased there is a financial
incentive to use it instead of other modes. With car sharing the fixed costs are low,
while the per-kilometre cost is relatively high.)

(b) Each car share space does not replace less than 3 or more than 4 residential and/or nonresidential parking spaces.
Note: The installation of car share parking to replace general off-street parking is optional and
at the discretion of the developer.
LOADING AND SERVICING FACILITIES
O2. To minimise the impacts of loading, deliveries and servicing operations on the safety and
efficiency of the surrounding road system.

X

BICYCLE PARKING
O1. To encourage the use of bicycles as an environmentally beneficial form of transport and an
alternative to the use of private motor vehicles.

X

X

P1. Provide on-site, secure bicycle parking spaces and storage in accordance with the minimum
rates specified in Table B-10.4.

X

X

P2. Design bicycle parking and storage facilities in accordance with AS 2890.3.

X

X

P3.	Locate private bicycle storage within basement parking levels of the building where provided.

X

X

Class 2 facilities such as secure compounds are more space-efficient than lockers and
can provide an acceptable level of security in most situations.
Parking should be as close to the ground floor as possible and close to shower/
changing facilities.
Number of showers needs to be specified.

GREEN TRAVEL PLANS
O1. To encourage employees within an organisation to make greater use of public transport,
cycling, walking and car sharing for commuting and work related journeys.

X

P1.	Green Travel Plans must be submitted with all development applications that involve:

X

(a)	New, or redevelopment of, educational establishments which result in the total number of
students exceeding 100 persons.
(b)	New, or redevelopment of, non-residential developments which result in the total floor
space of the development exceeding 2,000m2 (approximately 100 employees in an office
development).

46
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P2. Components/strategies of a Green Travel Plan will likely vary according to the nature of the
proposed development and may incorporate:

Best practice
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20

A

B

X

X

47

Comment

(a)	Identification and promotion of public transport options to access the site (for example, on
a website and /or business cards);
(b) Preparation of a Transport Access Guide (TAG) for the site.
(c) Implementation of a car pool system for employees;
(d) Introduce staff car sharing scheme for fleet vehicles;
(e) Use taxis or public transport for work related journeys;
(f) Provide priority parking for staff who car pool with more than 2 passengers;
(g) Encouragement of cycling and walking to the workplace through generous provision of
bicycle parking, showers and lockers;
(h)	Incentive schemes to encourage employees to commute using sustainable transport
modes (such as the provisions of public transport vouchers/subsidised public transport
tickets);
(i) Allocation of designated parking spaces for a car sharing scheme;
(j) Prominent display of a large map of cycling routes (i.e. in the foyer of a residential complex);
(k) Provide staff with cycling allowances, loans and insurance together with bicycle storage
and showering and changing facilities;
(l) Provision of a bus to pick up and drop off staff to the nearest railway station.
(m) The undertakings made in the submitted GTP will be included under the terms of any
development consent
Note: The strategies listed in P2 above do not comprise an exhaustive list and Council will
consider alternative strategies that reduce the reliance on the use of private motor vehicles.
P3. At Council’s discretion, requirements for on site car parking may be reduced on the basis of a
written agreement between Council and the owner/ occupiers for the implementation of a
Green Travel Plan.

X

P4. The undertakings made in a Green Travel Plan submitted with a development application may
be included as conditions to any development consent.

X

X

X

X

Affordable Housing
O1. To prevent the loss affordable housing within the LGA and displacement of socially
disadvantaged groups.

X

X

Ensuring the availability of affordable housing can help reduce travel demand by
allowing people to live closer to work.

Streetscape
O1. To ensure that footpaths, kerb and guttering and street trees contribute to a consistent
streetscape.

X

X

X

X

Makes walking a more attractive option, including walking to/from public transport.

O2. To promote the creation of lively and active street and laneway frontages.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O3. To create visual interest in the built form.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O4. To create a feeling of safety both by day and night

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

Makes walking a more attractive option, including walking to/from public transport.

Laneways
O1. To ensure that laneways are functional, attractive, safe and comfortable places for use by
residents as part of their public space and pedestrian network.

X

X
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Vehicular Access & Car Parking
O1. To provide adequate on-site car parking for residents.

X

P1. Comply with the parking requirements within Part B: Section 10 – Car Parking and Transport to
this DCP.

X

X

P7/8. The use of car spaces within a development is restricted to the occupiers of that development.

X

Car Parking
O1.	Maintain existing on-site car parking provision for employees and visitors.

X

Diversity of activities, facilities, opportunities and services
O1. To ensure a diversity of activities, facilities, opportunities and services is provided, including
high grade business accommodation, community services, employment, entertainment,
government agencies, health and welfare, recreation and retail.

X

X

Providing a mixture of activities, facilities and services in the one place reduces the
need/demand for travel.

O2. To ensure that streets are appropriately activated to encourage pedestrian use.

X

X

O1. To ensure that developments maximise access to public transport, walking and cycling.

X

X

O2. To try and [sic] achieve a modal split of 60% pubic transport and 30% private car.

X

X

P1.	Locate pick up and drop off points for public transport and taxi ranks as close as possible to
public spaces and activities.

X

P2.	Locate short stay (ten minute) parking spaces within or as close as possible to meeting places.

X

Makes walking a more attractive option, including walking to/from public transport.

Maximise use of public transport

P3.	Limit the amount of long stay commuter parking on site to that which existed at the time of
gazettal of NSLEP 2001 (Amendment No.9 – North Sydney Centre) on the 28 February 2003.

X

P4.	Minimise any non-residential parking on site.

X

X

P5. Bicycle storage facilities are provided in accordance with Part B: Section 10 - Car Parking and
Transport.

X

X

P6. Provide showers for use by cyclists and people that walk to work.

X

X

Number of showers should depend on number of employees. Consideration should
be given to location of showers with respect to location of bicycle parking.

Mixed Residential Population
O1. To provide a mixed residential population in terms of age, gender, household type and size,
education, income and employment, including households with children, households on low
to moderate incomes, households with aged or disabled persons.

X

X

Making it easier/affordable for people to live closer to their places of work/study can
help to reduce travel demand/distances and make walking and cycling more viable.

Clean Air
P2. Discourage use of the private motor car and encourage walking, cycling and use of public
transport.

X

P3. Car parking is provided in accordance with Part B: Section 10 - Car parking and Transport

X

X
The generous parking rates can only help to make air quality worse.

Wind Speed
O1. To ensure pedestrian comfort is not adversely affected by wind when walking along public
streets or sitting down in public spaces.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

Makes walking a more attractive option, including walking to/from public transport.

Reflectivity
O1. To minimise the impacts by reflected light and solar reflectivity from buildings on pedestrians
and motorists.
Artificial illumination

48

X

X
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O1. To minimise the impact of artificial illumination on the amenity of residents and pedestrians.

X

X

X

Makes walking a more attractive option, including walking to/from public transport.

O2. To provide a safe urban environment without adverse affects on surrounding development or
the public domain.

X

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O2. To ensure that laneways are integrated into pedestrian network.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O3. To ensure that laneways are safe and comfortable for pedestrians.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O1. To increase pedestrian permeability through commercial and mixed use centres.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O2. To increase linkages to facilities, outdoor spaces and public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O3. To provide safe and usable pedestrian spaces.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O4. To increase the amenity for pedestrians.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P1. Provide linkages through sites to other streets and laneways as identified in the character
statement (refer to Part C) applying to the site or where enhancing pedestrian movement to
public transport infrastructure.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P2. Provide linkages to facilities, outdoor spaces and public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P3. Provide public access through pedestrian links from 6am to 10pm daily.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P4. Pedestrian links must be lined with active uses along at least one side of the link to engage
pedestrians.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P5. Pedestrian links must be a minimum of 6m in width that is free from obstructions.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P6. Escalators must be provided within the link where there is a substantial change in level.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P7. The number of pedestrian entries to the link is maximised.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P8. The extent of natural light to the link should be maximised where possible.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P9. Signage must be provided at the entry to the linkage, indicating public accessibility and the
street to which the connection links.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P10. Opportunities for integration of public art installations within the link are to be maximised.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P11. The linkage is to be designed to positively respond to the “safer by design” principles.

X

X

Makes walking a more attractive option, including walking to/from public transport.

Awnings
O1. To minimise the impact of artificial illumination on the amenity of residents and pedestrians.
Solar access
O1. To ensure that solar access is maintained to Special Areas, open spaces and publicly accessible
outdoor places.
O3. To avoid the creation of long solid masses of development which prevent the penetration of
daylight and/or sunlight through to pedestrian levels and to northern and eastern facades of
buildings.
Setbacks
O2. To ensure adequate ventilation, solar access, privacy, view sharing and a reduction of adverse
wind effects.
Podiums

Building Design
P10. Buildings should incorporate architectural detailing and ornamentation which provides a rich
visual reference for pedestrians.
Through-site pedestrian links

Public spaces and facilities
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O1. To ensure that buildings contribute to external and internal public spaces and facilities nearby
and inclusion of these areas as part of the public domain.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O2. To ensure that buildings interact with and contribute positively to their surroundings at street
level.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O3. To ensure that buildings contribute to diversity, vitality, social engagement and “a sense of
place”.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O1. To ensure pedestrian surfaces are safe for all users.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O2. To ensure that pedestrian routes are clearly identified.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O3. To ensure that paving is constructed from materials that provide consistency and continuity of
streetscape.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O1. To ensure that access to and operation of public transport is not compromised.

X

X

Makes walking a more attractive option, including walking to/from public transport.

P1. Outdoor dining and display areas and any associated structures and equipment must not
be located in a manner that interferes with the use of public transport or with pedestrian or
vehicular access thereto.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

X

X

Makes walking a more attractive option, including walking to/from public transport.

Illumination
O1. To ensure the safety of pedestrians in the public domain after dusk.
Street furniture, landscaping works, utilities and equipment
O1. To ensure that street furniture, landscaping works, utilities and equipment positively contribute
to the community’s enjoyment of the public domain, but does not impede pedestrian
movement and safety or reduce visual quality.
Paving

Safety and security
O1. To ensure that a high level of personal safety and security is provided within the development
and public domain.

X

Location (of outdoor dining area)
O1. To create opportunity for the enlivening of existing commercial streets, whilst minimising
impacts on residential and pedestrian amenity.
Public transport (and outdoor dining)

Lighting (of outdoor dining)
O1. To provide a safe and comfortable environment for pedestrians and patrons, whilst minimising
impacts on nearby residents.
Layout and dimensions (of outdoor dining)
O1. To ensure that sufficient space is made available for safe movement of pedestrians during the
use of the footpath for outdoor dining or the display of goods.
Furniture and equipment
O2. To ensure the safety and amenity of both patrons using outdoor dining and goods display
areas, and pedestrians and drivers passing by.
traffic management plan
O1. To ensure that a proposed development’s impact on the surrounding arterial and local road
network, identification of transport infrastructure requirements and cost implications are
adequately considered prior to issuing of development consent.

50
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construction management plan
O1. To ensure that a development approved by Council are [sic] constructed and operated in
such a way that it minimises the impact upon the surrounding road network and the wider
community.

X

Roads
P3.	New road infrastructure should be safe for pedestrians, cyclists and vehicles. Council supports
the concept of shared zones where appropriate (Special design criteria and RTA approval
applies in these cases).

X

Makes walking a more attractive option, including walking to/from public transport.

20.4 vehicular access
O1. To ensure that vehicular access to and from development is simple, safe, direct and enhances
visual amenity.

X

O2. To ensure that vehicular access is designed and constructed in accordance with Council
standards.

X

O3. To ensure minimal impact on existing street parking.

X

O4. To ensure minimal disturbance to existing road infrastructure, public utility services and
adjoining property.

X

X

footpaths
O1. To ensure that footpaths are designed and constructed in accordance with Council standards,
compliments surrounding streetscape and reflects heritage and conservation values.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O2. Ensure that footpaths provide a safe walking environment for all pedestrians and enhance
visual amenity.

X

X

Makes walking a more attractive option, including walking to/from public transport.

O3. Provide equal access opportunity that does not discriminate against the disabled.

X

X

O4.	Minimise disturbance to existing road infrastructure, public utility services and adjoining
property from provision of footpath.

X

X

X

X

PERMITTED ENCROACHMENTS
O5. The objectives of this sub-section are to ensure encroachments from private property onto
the public property are safe for pedestrians and vehicular traffic, designed and constructed to
Council’s expectations and conserve the desirable characteristics of an area.

Makes walking a more attractive option, including walking to/from public transport.
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Efficient use of resources commitment table
Residential developments and the residential component of mixed use developments

This commitment table is to be completed for all development applications that propose residential gross floor area,
including mixed use development.
Applicants must indicate in the compliance column whether the proposed development complies with the provision or, in
cases where information is not available at development application stage to demonstrate compliance, that the applicant
is committed to achieving compliance with the provision.
Non-compliance, an unwillingness to commit to compliance, or the reason/s why a provision is not applicable to the
proposed development should be explained in the comment column.
Where a provision only provides guidance the applicant should indicate in the comment column whether the provision
was considered in the design of the development and how the development has benefited from the guidance.
Provisions relating exclusively to energy use, potable water use and thermal comfort are excluded from this commitment
due to the requirement to submit a BASIX certificate which deals with these issues.
This commitment table may form part of the consent documentation, or form the basis of conditions of consent, should
the development application be approved.
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Compliance key:
C = compliant or committed to compliance
NC = not compliant or not committed to compliance (comment required)
G = guidance considered during design stages (comment required)
N/A = not applicable (comment required)
Objectives
Energy efficiency, thermal
mass and insulation, water
conservation

Provision

Compliance

Comment

Compliance

Comment

As the development incorporates residential development types
nominated under SEPP (Building Sustainability Index: BASIX) 2004, a
BASIX Certificate is provided with the development application. (CC)

Passive solar design
Objectives
O1

To ensure that the site
layout and building
orientation allows for
maximum solar access
and are adapted to
local climatic
conditions and
prevailing site
characteristics.

Provision
To achieve maximum solar access for the buildings residential
components, the building has been designed so it is oriented within
o
o
20 west of north to 30 east of north. (G)
Site layout and building orientation are adapted to local climatic
conditions and prevailing site characteristics, such as existing
overshadowing, planting and slope. (G)
Buildings have been designed so the main daytime living areas (e.g.
family, dining and meal rooms) are located on the northern side of
apartments. (G)
The long axis or length of the building is oriented to the northerly
aspect. (G)
Shading devices will be provided on north facing walls to completely
shade glazing from October to late February. To calculate the extent
of shading device, draw a section and extend a line from the base of
0
the window at 70 . The outer edge of the eaves must reach this line.
(CC)

Windows of living areas to apartments that face north will receive at
least three hours of sunlight between 9am and 3pm over a portion of
their surface during the winter solstice. (G)
The landscaping plan submitted with the development application
shows how the landscaping contributes to energy efficiency by
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providing substantial shade in summer, especially to west-facing
windows and open car park areas, and admitting winter sunlight to
outdoor and indoor working areas. (G)
North facing pergolas are proposed to shade walls and windows
(deciduous vines will be trained over the pergola to provide effective
cooling in warm weather). (G)
The fixed louvers of the north facing pergolas are spaced and oriented
so that a line between the top of one blade and the bottom of the
next makes an angle of 70°. (G)
Louvres will be angled to correspond to the lowest altitude angle the
sun reaches at noon in winter (31o in Sydney). (G)
Adjustable awnings, shutters or external louvers will be provided on
east and west facing windows. (G)
Where main living areas are oriented northwards, a glazed area of
30% of the dwelling’s floor area will be oriented in this direction. (G)
East and west facing glazing will be minimised and fully shaded at the
summer solstice. (G)
South facing glazing will be kept to a minimum to reduce winter heat
losses. (G)

Natural ventilation
Objectives
O1

O2

To ensure that
dwellings are designed
to provide all habitable
rooms with direct
access to fresh air and
to assist in promoting
thermal comfort for
occupants.
To reduce energy
consumption by
minimising the use of
mechanical ventilation,
particularly air

Provision
Buildings have been designed so that windows and openings of
apartments are located in line with each other on opposing walls and
with prevailing breezes. (G)
Ceiling fans will be provided for use in summer as fans produce a
cooling air movement that is preferable to letting in the hot daytime
air. (G)

Compliance

Comment
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conditioning.

Stormwater management
Objectives
O1

O2

O3

To mimic predevelopment or
natural drainage
systems through the
incorporation of WSUD
on-site.
To protect watersheds
by minimising
stormwater discharge
and maximising
stormwater quality.
To minimise off-site
localised flooding or
stormwater
inundation.

Provision
An Erosion and Sediment Control Plan for the construction of the
building is provided in accordance with Part B: Section 17 - Erosion
and Sediment Control of DCP 2013. (CC)
A Stormwater Management Plan for the operation of the building is
provided demonstrating compliance with Section 18 – Stormwater
Management of DCP 2013. (CC)
The Stormwater Drainage Plan demonstrates how run-off from the
site will be minimised and the quality of water leaving the site will be
improved. (CC)
Site contouring and landscaped areas are proposed to be used to
increase on-site infiltration of stormwater. (G)
Rainwater tanks will be installed for all residential developments,
including major alterations and additions, and be plumbed to
appropriate end uses, including toilet flushing, water features, car
washing and garden irrigation, to ensure sufficient use of tank water
so that capacity exists to accommodate rainwater from storm events.
(OC)

As a minimum, post-development stormwater discharge rates will be
less than pre-development stormwater discharge rates. (G)
As a minimum, post-development stormwater quality will be
improved from pre-development levels. (G)
Land around structures will be graded to divert surface water clear of
existing and proposed structures and adjoining premises. (G)
On -site stormwater detention, including the use of grass swales and
detention basins, will be utilised to minimise and filter stormwater
runoff. (G)
Impervious surfaces will be minimised. (G)
Paved areas will be at least 50% pervious. (CC)

Compliance

Comment
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As the building is a residential development with a gross floor area
greater than 2000m², a Water Sensitive Urban Design report from a
suitably qualified consultant demonstrating that WSUD has been
incorporated to the maximum extent practicable and that stormwater
discharge will be reduced to the maximum extent practicable is
provided. This is in addition to a Stormwater Drainage Plan. (CC)
As the development has a gross floor area greater than 2000m² a
stormwater quality assessment has been undertaken by a suitabily
qualified consultant which demonstrates that the development will
achieve the post-development pollutant load standards indicated
below:
a)

Litter and vegetation larger than 5mm: 90% reduction on
the Baseline Annual Pollutant Load;

b)

Total Suspended Solids: 85% reduction on the Baseline
Annual Pollutant Load;

c)

Total Phosphorous: 65% reduction on the Baseline Annual
Pollutant Load;

d)

Total Nitrogen: 45% reduction on the Baseline Annual
Pollutant Load. (CC)

Waste management & minimisation
Objectives
O1

To minimise material
usage and waste during
building, construction
and demolition.

O2

To minimise the level
of waste during
operation reduce new
building material usage
and minimise volume
of demolition
materials.

Provision
A Waste Management Plan for the demolition, construction and
operation of the building is provided in accordance with Part B:
Section 19 - Waste Management of DCP 2013. (CC)
The building is designed to encourage waste minimisation (e.g. source
separation, reuse and recycling). (G)
Adequate recycling systems will be provided in the design of the
garbage room. (G)
Materials with long lives and low maintenance needs will be
incorporated. (G)
Contractors and sub-contractors employed to undertake proposed
construction works and waste removal will be educated about the
waste objectives of the development. (G)

Compliance

Comment
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The storage of any hazardous waste materials will be adequately
secured. (G)

Sustainable roofs
Objectives
O1

To produce renewable
energy;

O2

To produce solar hot
water;

O3

O4

To reduce internal
heating and cooling
requirements;
To improve the
aesthetics and amenity
of the urban
environment;

O5

To increase
biodiversity;

O6

To reduce stormwater
flows;

O7

To improve stormwater
quality;

O8

To improve air quality;

O9

To reduce the urban
heat island effect;

O10

To improve the
efficiency of
photovoltaic cells;

O11

To sequester carbon;

O12

To improve the lifespan of roof
membranes;

O13

To reduce noise
pollution;

Provision
A roof plan for all generally flat roofs is provided demonstrating how
the available roof space contributes to the achievement of five or
more of the objectives of sustainable roofs.
‘Available roof space’ excludes:
• Roof plant;
• Lift overruns.
‘Available roof space’ includes but is not limited to:
• Roof-top gardens, terraces and recreational spaces.
Note to applicant: Council encourages the provision of green roofs
(extensive, intensive or a hybrid or combination) to achieve many of
the above objectives.
The North Sydney Council Green Roof Resource Manual should be
consulted for technical guidance on the design, construction and
maintenance of green roofs. (G)

Compliance

Comment
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O14

To allow for food
production where
appropriate;

O15

To provide accessible
roof space.
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Efficient use of resources commitment table
Commercial developments and the commercial component of mixed use developments

This commitment table is to be completed for all development applications for commercial or mixed use developments
that have a non-residential gross floor area less than 5000m².
Applicants must indicate in the compliance column whether the proposed development complies with the provision or, in
cases where information is not available at development application stage to demonstrate compliance, that the applicant
is committed to achieving compliance with the provision.
Non-compliance, an unwillingness to commit to compliance, or the reason/s why a provision is not applicable to the
proposed development should be explained in the comment column.
Where a provision only provides guidance the applicant should indicate in the comment column whether the provision
was considered in the design of the development and how the development has benefited from the guidance.
This commitment table may form part of the consent documentation, or form the basis of conditions of consent, should
the development application be approved.
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Compliance key:
C = compliant or committed to compliance
NC = not compliant or not committed to compliance (comment required)
G = guidance considered during design stages (comment required)
N/A = not applicable (comment required)

Energy efficiency
Objectives
O1

O2

O3

To ensure that
P1
developments
minimise their use of
non-renewable energy
resources.
To ensure that
buildings are designed
such that the air
conditioning plant
meets performance
requirements, while
minimising energy
usage.
To encourage the use
of energy efficient
lighting.

Provision
The development has been designed so that it will not reduce the
energy efficiency of buildings in the vicinity. (G)
Mechanical space heating and cooling will be controlled through
designing heating/cooling systems to target only those spaces which
require heating and cooling, not the whole building. (G)
Where the proposed development involves the installation of:
(a) hotwater systems;
(b) clothes drier;
(c) dishwasher;
(d) fixed air conditioning systems (including reverse cycle
systems); or
(e) fixed heating systems;
they will have a minimum energy star rating of 4.5 stars. (OC)
Lighting for streets, parks and any other public domain spaces
provided as part of a development will be energy efficient LED
lighting. (OC)
Car parking areas have been designed so that electric vehicle charging
points can be installed at a later time. (G)
Hot water systems will be insulated. (OC)
Solar hot water systems will be provided. (OC)

Compliance

Comment
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On-site renewable energy sources will supplement energy needs
during daily peak energy use. (OC)
Timers and movement sensors will be used to minimise energy
consumption, particularly for lighting and mechanical ventilation in
public areas. (OC)
Energy efficient lighting and technology will be used to reduce energy
consumption. (OC)
Solar powered lighting will be used for external areas. (OC)
As the development is a multi-floor or multi-tenant or stratasubdivided development, electricity sub-metering will be provided for
lighting, air-conditioning and power within each floor and/ or tenancy
and/or strata unit. Locations are identified on the development plans.
Electricity sub-metering will also be provided for significant end uses
that will consume more than 10,000 kWh/a. (CC)
Lighting systems will be designed to target only those spaces which
require lighting at any particular ‘off-peak’ time, not the whole
building. (OC)
Appliances and equipment that generate waste heat (such as copiers)
will be located in areas separated from the spaces requiring cooling.
(CC)

As the building contains greater than 2000m² of non-residential gross
floor area it will be capable of achieving a minimum 4.5 star rating
under DECCW’s NABERS Energy. In this regard, the following
information will be lodged with the relevant certifying authority
(Council or an accredited certifier) prior to the issue of a Construction
Certificate:
a)

Evidence that a Commitment Agreement has been entered
into with DECCW, to deliver this star rating for the base
building (i.e. services traditionally supplied as ‘common’ to
tenants, such as air conditioning, lifts and common area
lighting) or for the whole building where the applicant is to
occupy the entire building.

b)

An independent energy assessment report that follows the
guidelines in DECCW’s NABERS Energy and Water for Offices
Rules for collecting and using data. This document can be
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obtained from www.nabers.com.au;

c)

A computer building simulation in accordance with DECCW’s
NABERS Energy Guide to Building Energy Estimation. This
document can be obtained from www.nabers.com.au. The
computer building simulation will demonstrate to the
satisfaction of Council, or the private certifier if Council is
not the certifying authority, that the building can reasonably
be expected to achieve the proposed rating under realistic
operating conditions. (CC)

Passive solar design
Objectives
O1

To ensure that the site
layout and building
orientation allows for
maximum solar access
and are adapted to
local climatic
conditions and
prevailing site
characteristics.

Provision
Site layout and building orientation are adapted to local climatic
conditions and prevailing site characteristics, such as existing
overshadowing, planting and slope. (G)
The long axis or length of the building is oriented to the northerly
aspect. (G)
East and west facing glazing is minimised and fully shaded at the
summer solstice. (G)
Shading devices will be provided on north facing walls to completely
shade glazing from October to late February. To calculate the extent
of shading device, draw a section and extend a line from the base of
0
the window at 70 . The outer edge of the eaves must reach this line.
(CC)

Natural light access has been optimised through limiting the internal
depth of the building to reduce the amount of energy used to run
artificial lighting. (G)
The landscaping plan submitted with the development application
shows how the landscaping contributes to energy efficiency by
providing substantial shade in summer, especially to west-facing
windows and open car park areas, and admitting winter sunlight to
outdoor and indoor working areas. (G)
North facing pergolas are proposed to shade walls and windows
(deciduous vines will be trained over the pergola to provide effective
cooling in warm weather). (G)

Compliance

Comment
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The fixed louvers of the north facing pergolas are spaced and oriented
so that a line between the top of one blade and the bottom of the
next makes an angle of 70°. (G)
Louvres are angled to correspond to the lowest altitude angle the sun
reaches at noon in winter (31° in Sydney). (G)
South facing glazing has been kept to a minimum to reduce winter
heat losses. (G)
The building has been designed to include a north facing roof where a
solar hot water system or collector can be installed. (G)

Thermal mass and insulation
Objectives
O1

To achieve more even,
year-round average
temperature, making
the building more
comfortable for
occupants and
resulting in less
demand for artificial
heating or cooling.

Provision

Compliance

Comment

Compliance

Comment

To maximise natural heating, flooring will be used that absorbs heat
from the winter sun. (G)
To maximise natural cooling, thermal mass is protected from summer
sun with shading and insulation. The design allows for cool night
breezes and air currents to pass over the thermal mass, drawing out
all the stored energy. (G)
Masonry walls and insulated walls and ceilings have been
incorporated to contribute to the effectiveness of thermal mass. (G)
Thermal insulation will be used in the roof, walls and floor. (G)
Ceiling/roof insulation must be rated R3.0 or equivalent and wall
insulation must have an R1.5 or equivalent rating. Insulation of cavity
brick walls is not required. These ratings are based on AS 2627: Part 11993. (OC)
Bulk or reflective insulation, or a combination of both, will be used to
achieve the required insulation value. (G)
Heat loss/gain will be minimised by awnings, shutters or
doubleglazing. (G)

Water conservation
Objectives

Provisions
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O1

To minimise the use of
potable water.

O2

To encourage the reuse
of grey water,
rainwater and
stormwater.

Where the proposed development involves the installation of new:
a)

shower roses;

b)

taps for use over a basin, ablution trough, kitchen sink or
laundry tub;

c)

flow restrictors;

d)

toilets;

e)

white goods, such as clothes washers or dishwashers;

they will have the highest Water Efficiency Labelling Scheme (WELS)
star rating available at the time of development. (OC)
Recycled water (serviced by dual reticulation) will be utilised for
permitted non-potable uses such as toilet flushing, laundry, irrigation,
car washing, fire fighting, industrial processes and cooling towers. (OC)
Rainwater will be harvested and used for garden irrigation and toilet
flushing. (OC)
Stormwater runoff will be collected and reused for subsurface
irrigation. (G)
Endemic plants (as listed on Council’s website) and xeriscape
principles will be used in landscaping. (CC)
Water efficient irrigation systems and controls will be installed. (G)
Separate meters will be installed for the make-up lines to cooling
towers, swimming pools, on the water supply to outdoor irrigation,
and other significant end uses. (OC)
Cooling towers will:
a)

employ alternative water sources; or

b)

include a water meter connected to a building energy and
water metering system to monitor water usage; and

c)

be connected to a recirculating cooling water loop; and

d)

not incorporate a single pass cooling system; and

e)

be connected to a conductivity meter to ensure optimum
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circulation before discharge. (OC)
A pool cover will be installed for any external swimming pool. (OC)
Rainwater tanks or other alternative water sources including recycled
water systems will be installed to minimise the use of potable water
and maximise the use of alternative water sources. (OC)
Rainwater tanks will be plumed to appropriate end uses, including
toilet flushing, water features, car washing and garden irrigation. (OC)
Separate meters will be installed on separate units of occupancy in
non-residential BCA class 5, 6 and 7 buildings. (OC)
A reporting system will be developed to inform/educate occupants
about the buildings water consumption. (G)
Waterless urinals will be used. (OC)
Sensor operated taps, or automatic shutoff taps, will be installed
especially in public areas. (OC)

Waste management and minimisation
Objectives
O1

To minimise material
usage and waste during
building, construction
and demolition.

O2

To minimise the level
of waste during
operation reduce new
building material usage
and minimise volume
of demolition
materials.

Provision
A Waste Management Plan for the demolition, construction and
operation of the building is provided in accordance with Part B:
Section 19 - Waste Management of DCP 2013. (CC)
The building has been designed to encourage waste minimisation (e.g.
source separation, reuse and recycling). (G)
Adequate recycling systems will be provided in the design of the
garbage room. (G)
Materials with long lives and low maintenance needs will be
incorporated. (G)
Contractors and sub-contractors employed to undertake proposed
construction works and waste removal will be educated about the
waste objectives of the development. (G)
The storage of any hazardous waste materials will be adequately
secured. (G)

Compliance

Comment

ATTACHMENT TO PDS01 - 13/05/13

Page 337

Stormwater management
Objectives
O1

O2

O3

To mimic predevelopment or
natural drainage
systems through the
incorporation of WSUD
on-site.
To protect watersheds
by minimising
stormwater discharge
and maximising
stormwater quality.
To minimise off-site
localised flooding or
stormwater
inundation.

Provision
An Erosion and Sediment Control Plan for the construction of the
building is provided in accordance with Part B: Section 17 - Erosion
and Sediment Control of DCP 2013. (CC)
A Stormwater Management Plan for the operation of the building is
provided demonstrating compliance with Section 18 – Stormwater
Management of DCP 2013. (CC)
The Stormwater Management Plan demonstrates how run-off from
the site will be minimised and the quality of water leaving the site will
be improved. (CC)
Rainwater tanks will be installed for all developments, including major
alterations and additions and mixed-use developments. Rainwater
tanks will be plumbed to appropriate end uses, including toilet
flushing, water features, car washing and garden irrigation, to ensure
sufficient use of tank water so that capacity exists to accommodate
rainwater from storm events. (OC)
As a minimum, post-development stormwater discharge rates will be
less than pre-development stormwater discharge rates. (G)
As a minimum, post-development stormwater quality will be
improved from pre-development levels. (G)
On-site stormwater detention, including the use of grass swales and
detention basins, will be pursued to minimise and filter stormwater
runoff. (G)
Impervious surfaces will be minimised. (G)
Paved areas will be at least 50% pervious. (CC)
As the building is a commercial, industrial or mixed-use development
with a gross floor area greater than 2000m², a Water Sensitive Urban
Design report from a suitably qualified consultant demonstrating that
WSUD has been incorporated to the maximum extent practicable and
that stormwater discharge will be reduced to the maximum extent
practicable is provided. This is in addition to a Stormwater Drainage
Plan. (CC)

Compliance

Comment
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As the development has a gross floor area greater than 2000m² a
stormwater quality assessment has been undertaken by a suitabily
qualified consultant which demonstrates that the development will
achieve the post-development pollutant load standards indicated
below:
a)

Litter and vegetation larger than 5mm: 90% reduction on
the Baseline Annual Pollutant Load;

b)

Total Suspended Solids: 85% reduction on the Baseline
Annual Pollutant Load;

c)

Total Phosphorous: 65% reduction on the Baseline Annual
Pollutant Load;

d)

Total Nitrogen: 45% reduction on the Baseline Annual
Pollutant Load. (CC)

Building materials
Objectives
O1

O2

O3

To encourage the use
of materials which
have a low
environmental impact
during their life cycle.
To encourage the use
of toxin free material
to minimise the health
impact of materials
used indoors.
To maximise the
energy efficiency of
buildings.

Provision
Products with the least life cycle impact will be favoured. (G)
The use of the following types of building materials will be maximised
wherever possible:
a)

materials which are sourced from renewable and abundant
resources;

b)

materials which are durable;

c)

locally manufactured materials and produced;

d)

materials with a low embodied energy content;

e)

salvaged and/or recycled materials;

f)

timber used be obtained from certified sustainable sources;

g)

materials with a high recycled content (>50%);

h)

low volatile organic compound (VOC) emitting materials;

i)

mechanical fixings instead of adhesives and glues, wherever
possible;

j)

when using Medium Density Fibreboard, ensure that it has a
low formaldehyde content;

Compliance

Comment
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materials which are non-toxic including toxin-free floor
finishes. (G)

Use of the following will be avoided:
a)

copper, chrome, cadmium, lead, mercury, cyanide, and
formaldehyde;

b)

materials, sealants and adhesives containing PVC;

c)

wood treated with CCA;

d)

solvents. (G)

Physical termite barriers (made of granite or stainless steel) will be
utilised instead of chemicals. (G)
Lighter coloured materials and finishes will be used on the main
external parts of the building. (G)

Adaptive reuse of buildings
Objectives
O1

To encourage the
adaption and reuse of
buildings.

Provision

Compliance

Comment

Compliance

Comment

The development has been designed so that existing buildings will be
reused in preference to demolition. (G)
Buildings have been designed to encourage adaptable office
floorspace to accommodate changing occupier requirements. (G)

Sustainable roofs
Objectives
O1

To produce renewable
energy;

O2

To produce solar hot
water;

O3

To reduce internal
heating and cooling
requirements;

O4

To
improve
the
aesthetics and amenity
of
the
urban
environment;

Provision
A roof plan for all generally flat roofs is provided demonstrating
how the available roof space contributes to the achievement of
five or more of the objectives of sustainable roofs.
‘Available roof space’ excludes:


Roof plant;



Lift overruns.

‘Available roof space’ includes but is not limited to:


Roof-top gardens, terraces and recreational spaces.
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O5

To
biodiversity;

increase

O6

To reduce stormwater
flows;

O7

To improve stormwater
quality;

O8

To improve air quality;

O9

To reduce the urban
heat island effect;

O10

To
improve
the
efficiency
of
photovoltaic cells;

O11

To sequester carbon;

O12

To improve the lifespan
of
roof
membranes;

O13

To
reduce
pollution;

O14

To allow for food
production
where
appropriate;

O15

To provide accessible
roof space.

noise

Note to applicant: Council encourages the provision of green
roofs (extensive, intensive or a hybrid or combination) to
achieve many of the above objectives.
The North Sydney Council Green Roof Resource Manual should
be consulted for technical guidance on the design, construction
and maintenance of green roofs. (G)
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North Sydney Council
Green Roof and Wall
Resource Manual

Central Park, Ultimo
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what is a green
roof ?

A green roof has a dual function;
• it is a roof system designed to promote the growth
of various forms of vegetation on the top of buildings.
• It is also designed to support various forms of renewable
energy and water collection technology to assist in
supplying power and water to the occupants of the
building.
Although a green roof is only one element of a building,
it is extremely important when considering the long-term
sustainability of our buildings and their impact on the
environment.
The environmental advantages of installing green roofs are
widely known and include;
30 The Bond, Sydney

•
•
•
•
•

thermal insulation,
increasing the life span of the roof structure,
minimizing surface run-off,
reducing the cities heat-island effect,
producing renewable/no emissions energy which is fed
into the electricity grid,
• collecting and supplying rainwater to minimize the
burden on town water and reducing emissions through
minimizing the need for heating and cooling.
Every green roof has a series of components that aid
in either protecting the building, assisting the growth of
vegetation, collecting/harvesting rainwater or generating
energy.
These components include;
•
•
•
•
•

a root protection layer,
waterproof membrane,
drainage layer,
substrate or soil layer and finally,
a layer of vegetation.

Finger Wharf 11, Woolloomooloo

Green roofs also host technology such as photovoltaic
cells, wind turbines and water tanks.

The Wayside Chapel, Potts Point
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how is a ATTACHMENT
green roof
different to a roof garden
?
Green roofs are distinct from traditional rooftop gardens
because they promote proven sustainable concepts.
Typically rooftop gardens have been purely an aesthetic
feature of a buildings ‘roofscape’.
Whilst green roofs still pay attention to aesthetic
considerations, their main objective is to minimize the
buildings impact on the environment in an economically
viable way.

Green roofs maximize the potential of having vegetation
on the roof by collecting and harvesting storm water via
a well-designed drainage system and the use of materials
that have been specifically developed to significantly
minimize the waste of any valuable resource such as water.
Additionally, green roofs take advantage of the relatively
cooler environment by supporting photovoltaic cells (PV),
which operate more efficiently in cooler environments.

30 The Bond, Sydney

M Central, Pyrmont

M Central, Pyrmont
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what are extensive green
roofs ?

An extensive green roof is the most basic form of green
roof. Like all green roofs, an extensive roof comprises of the
following components;
• A water proof membrane,
• a root protection layer
(although typically this can be combined with the
membrane in an extensive roof system),
• a drainage layer,
• a filter mat,
• growing medium,
• vegetation.

It is typically found to have a soil/substrate of no more
than 15cm in depth. As a result of the shallow substrate
depth, the range of vegetation is limited to low growing
vegetation types including; grasses, moss and sedlums.
The composition of the growing medium is crucial in an
extensive green roof system. It is important to avoid an
overly fertile substrate as this will encourage competition
amongst vegetation species and may result in an uneven
coverage of vegetation. The ideal scenario is to have a
moderately fertile substrate that maintains a constant
coverage yearlong.

30 The Bond, Sydney

extensive profile
mja Feb 2012

An extensive green roof system is commonly used in
situations where no additional structural support is desired.
Typically, an existing roof will be able to support an
extensive system that can weigh up to 100kg/m2. However,
it is essential to seek advice from a structural engineer
before installing a green roof.
Extensive green roofs are not design to be accessed on
a regular basis. This minimises the structural demand for
the roof. However it is important to have some degree of
access for maintenance.
Extensive green roofs require maintenance in the first 2
years to ensure that the vegetation has stabilised and
there are no competing weeds. Beyond the first 2 years,
maintenance is minimal and may only be required once or
twice annually.

30 The Bond, Sydney

Domain car park roof top, Sydney
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what are semi extensive green
roofs ?

A semi-extensive green roof is a hybrid of the two systems
(extensive and intensive). A semi-extensive roof system is
appropriate when the possibility for access is limited and
the structural capacity of the roof deck could not support
an intensive green roof, but a higher level of planting is
desired for visual or environmental reasons.

support a greater variety of vegetation which allows the
architect or landscape architect flexibility in design.

A semi-extensive green roof allows for a slightly deeper
substrate depth than a traditional extensive green roof but
it still enjoys the relatively minimal maintenance that an
extensive green roof system has. The deeper substrate can

A semi-extensive green roof applies an extra load to the
building. Generally the semi-extensive green roofs can
weigh up to 630kg/m2 depending on the selection of
materials.

Conservatorium of Music, Sydney

The selection of vegetation on the roof is important as it
will directly determine the level of maintenance required
to keep the green roof functioning properly.

Conservatorium of Music, Sydney

M Central, Pyrmont
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what are intensive green
roofs ?

Intensive green roofs are the most comprehensive
roofing system. It is generally designed to maximise the
environmental benefits that can be achieved from a
green roof whilst also providing for public amenity. An
intensive green roof can also support the production of
food produce.
The components of an intensive green roof are the same
as all other green roofs, however each component
requires much more consideration with regards to its form
and materiality due to the sensitive relationship between
vegetation types, water harvesting and growing medium.
An intensive green roof needs to balance the quantity
of water harvested, the fertility of its substrate and the
varieties of vegetation chosen. Other considerations that
are important are the load capacity of the roof deck,
accessibility and other roof top structures.
M Central, Pyrmont

Intensive green roofs offer greater substrate depths,
typically greater than 15cm. The greater soil depth allows a
larger variety of vegetation to grow.
The use of large scale planters for intensive planting allows
lighter loads, less waterproofing and easier maintenance.  
However, different plant types have different requirements
with regard to growing medium, nutrients and water needs,
which will ultimately affect the selection of materials to be
used in the green roof system. Therefore it is important to
realise that extra consideration should be given to the
selection of plant species when there are a large variety of
plants to chose from.
Similarly to any green roof, consideration needs to be given
to the structural capacity of the roof deck to compensate
for the extra load. It is essential to obtain the advice
from a structural engineer on each individual roof. An
intensive green roof can have a saturated weight of up to
1000kg/m2 .
Readers Digest building, Surry Hills

Maintenance for intensive green roof systems is the most
involved and depends on the type of vegetation that is
grown.

The Wayside Chapel, Potts Point
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what is a green
wall ?

external

internal

Sometimes called living walls or vertical gardens, green
walls use minimal floor space and still provide a high
volume of foliage.

Green Walls can be interior and exterior. In exterior green
walls sedums turn a shade of maroon in the winter and
then turn back to green the following spring. Indoor living
walls use tropical plants that stay the same colour the year
around.

A Green Wall acts as a biofilter, enhancing air quality
by breaking down harmful airborne contaminants and
transforming them into clean oxygen. Like a green
roof, a green wall absorbs carbon dioxide and releases
oxygen and therefore reduces green house gases in the
atmosphere. It retains rain water that would otherwise
run off the side of the building and overflow sewer and
stormwater systems.
Green Walls reduce energy consumption by providing
a layer of insulation around the building. This keeps the
building cooler in summer, reducing the reliance on air
conditioning and protecting the building from the cold in
winter. This layer of insulation also protects the building’s
facade from harmful UV rays and other damaging weather
conditions, as well as creating a sound barrier.
A green wall is a vertical garden that is pre-planted in
panels and then attached to the facade of the building.
Plants stay intact in their vertical positions because their
root structures are anchored in 2-4 inches of soil kept within
the panel. Sedums are the most common plant used in
living wall applications, displaying beautiful succulent
leaves and blossoms in spring and summer. You can also
grow vegetables and native plants depending on your soil
depth.

how is it different from a green facade?
Green facades like ivy walls are different to green walls.
They are made up of climbing plants growing directly onto
a wall or a specifically designed supporting structure. The
plants are still rooted in the ground and receive their water
and nutrients that way, where as in green walls the plants
root in a structural support which is attached to the wall
itself and receive all of their nutrients and water from the
structure.

types of green walls
There are many different systems on the market. In general
they contain some or all of the following components:
•
•
•
•
•

Frame
Waterproof panels
Automatic irrigation system
Lights
Growing medium:
• Loose media (susceptible to wind erosion so should
not be used in applications above 2.5 meters, unless
is included a media erosion system)
• Mat media (suited to internal or small installations
only)
• Structural Media (more expensive to install but
lower cost to maintain) xxxxxxxxxxxxxxxxxxxxxxxxxxx

Hydroponic Green walls can weigh less than 20kg per m2,
as the growing medium is replaced with a light weight
porous material.

advantages of a green wall
In addition to the same benefits of green roofs as such as:
• Reduction in urban heat island effect
• Reduction in the overall tempurature of buildings
• Increased biodiversity
• Urban agriculture
• Aesthetic advantage
• Give an immediate solution to the spatial challenge in
commercial areas.
the layer of air between the building and the panels enables
the building to ‘breath’ and adds beneficial insulating
properties whilst also protecting the building envelop from
UV rays and other damaging weather conditions as well as
creating a sound barrier.
Also, used internally the health of building occupants has
been shown to improve. (Sage Journals, Fjeld T et al, 1998).

Trio apartments, Camperdown

Bligh Street, Sydney
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what the advantagesATTACHMENT
for the community
of green roofs/walls
?
reduction in urban heat island effect
The greater incidence of green roofs the greater the
environmental effect. This is of particular importance with
respect to the urban heat island effect. This phenomenon
occurs because of the density of hard, heat absorbent
materials in urban areas, which cause an increase in the
average urban temperature.
Green roofs replace heat absorbent and reflective
materials and therefore lower the temperature on top of
roofs. If this is duplicated over many rooftops it can reduce
the urban heat island effect.

increased biodiversity
Green roofs and walls can replace habitats that have
been lost due to development. It is therefore important
to choose the variety of vegetation that suits the local
environment to maximize the effect of the green roof on
biodiversity. Green roofs offer a safe place for birds, insect
and other plants to grow.

improving air quality
Vegetation also has the ability to improve the air quality
in the local environment. Predominantly larger types of
vegetation such as shrubs and trees can capture air borne
particles on their foliage, which eventually get washed into
the substrate. However, any plant converts carbon dioxide
into oxygen through a process of photosynthesis therefore
improving the quality of air in the local environment.

Central Park, Ultimo

Vegetation used internally such as in green walls have
been shown to improve the health of building occupants.
(Sage Journals, Fjeld T et al, 1998).

water management
Sydney’s annual rainfall is typically approximately 1600mm
of rain per annum. Recent rainfalls indicate that this
amount of water can vary widely from year to year, in
line with climate change, weather patterns and drought
conditions.
Storm periods with intense rainfall can create difficulties
for the urban stormwater systems. Conventional roofs and
walls shed water, green roofs and walls on the other hand
can help control water runoff through absorption, storage
and then slow release of the excess that slowly moves
through the layers of vegetation, growing mediums, fillers,
geotextiles etc before even reaching a drainage outlet.

M Central, Pyrmont

Installation of detention or retention tanks within the
building can also slow down the water flow and reduce
the impact on the stormwater system. For a storage system
to be effective in reducing flow to the stormwater system,
the tank has to be sized to provide sufficient storage for
this maximum rain-flow event. In this case the water storage
required is greatly in excess of that needed for the supply of
water for the green roof and other uses within the building.
The water is collected along the roofing membrane and is
usually directed to a series of down pipes. Where retrofit is
taking place, the existing down pipe system can be used
provided it can be connected to a storage system. In the
case of a new building the down pipes can be located
so that they feed directly to a storage system on the floor
below the green roof or the water can be directed to the
basement of the building where the water storage takes
place.

Conservatorium of Music, Sydney
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economic advantages
One of the major reasons for building a green roof are the
economic advantages. Real savings can be accounted
for immediately after a green roof is installed.
The main economic advantages include;
• Prolonged lifespan of the roof membrane and building
envelope:
An exposed roof deck without a layer of vegetation
protecting it, is exposed to extreme heat, wind and ultra
violet radiation. All of these elements deploy varying
degrees of mechanical and chemical degradation,
which places a large amount of stress on the roof
material. Ultimately, the roof deck wears down and
ages at a much faster rate than a protected roof.
A green roof, on the other hand, provides direct shading
and protection to the roof membrane and therefore
greatly reduces the amount of exposure to harsh
environmental conditions. Not only does this keep the
membrane cool irrespective of the outside temperature,
but it also keeps the temperature constant, avoiding major
fluctuations which can impose stress on the membrane.
This means that the expected lifespan of the roof is much
longer than a traditional roof deck, which amounts to
real long-term savings. It has been suggested that a
green roof can last 20 years longer than a traditional roof.
With green walls the layer of air between the building and
the panels enables the building to ‘breath’ and adds
beneficial insulating properties whilst also protecting
the building envelop from UV rays and other damaging
weather conditions as well as creating a sound barrier.

The Wayside Chapel, Potts Point

increased amenities
Rooftops are generally an underutilised space, often
reserved for exhausts, air conditioning units and other
plant equipment. If designed effectively, green roofs can
provide for public amenity for owners, occupants and/or
the public.
Being well above the noisy street the addition of roof top
structures mean these spaces can provide an additional
shaded recreational space and can become excellent
spaces to hold meetings, have a quiet lunch or hold a
function.
It is not possible to provide amenity to every green roof. In
some instances the structural capabilities of the roof deck
are not designed to support the extra live load associated
with having people walking on its surface.

• Reducing heating and cooling costs:
In the short-term, savings can be achieved in heating and
cooling costs because the layer of vegetation provides
excellent insulation to the building. The green roof acts
as thermal mass keeping the internal temperature of
the building relatively constant. It keeps the building
cool in the hotter months and warm in the cooler
months minimizing the dependence on HVAC systems.

Readers Digest, Surry Hills

• The production of food:
On specifically designed green roofs there is the
opportunity to develop rooftop farms, which
promote the growth of food produce. xxxxxxxxxxxxxxx
Depending on the size of the devoted rooftop farm,
owners can sell fresh produce to local businesses and
restaurants, Alternatively, on smaller projects the rooftop
farm can satisfy the needs of the building occupants.
This could make the green roof a viably profitable and
lettable space.
The Fairmont Hotel, Vancouver, is a good example
of a rooftop farm that supplies its restaurant with fresh
produce that has been harvested(195m2). It is estimated
that this saves the company up to $30,000 per year on
fresh produce. Earth Pledge in New York is a smaller
venture that operates in a similar fashion by providing the
restaurant below with fresh produce.

Readers Digest, Surry Hills

aesthetics
Green roofs and walls are more pleasant to experience or
view from other buildings. Traditional roof structures are
quite bleak and ugly to look at, often cluttered with HVAC
equipment, exhausts and a bitumen or gravel protective
layer.

• Increased lettable space.

Green walls also give an immediate solution to the spatial
challenge in commercial areas.

reduction in noise pollution

reduction in fire risk

Green roofs and walls can markedly reduce noise pollution
in urban environments. The layer of substrate and the layer
of vegetation work in combination to minimize lower and
higher frequencies respectively.

Green roofs in some circumstance can slow the rate that a
fire will spread through a building so long as the substrate
has a level of moisture in it. A saturated substrate will have
more of an effect in slowing the rate in which a fire spreads.
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deciding on a green roof
When deciding to install a green roof on a building, one
of the first and most important decisions is to choose the
appropriate type of green roof; extensive, intensive or
anywhere in between.
In retrofit situations the structural capability of the roof deck
is the most fundamental determinant that will influence the
type of green roof chosen. In a new development however,
the extra load of a green roof can be accounted for if it is
factored in at the early stages of the design process.
Another determinant that assists in selecting the correct
green roof type is an understanding of the functional
requirements that are desired from the green roof. If for
instance, the sole objective of the green roof is to achieve
environmental benefits then there is no point installing an
intensive green roof. In contrast if it were desired to provide
public amenity for the building occupants or to grow food
produce, then an intensive green roof would be the correct
system to choose.

M Central, Pyrmont

M Central, Pyrmont

plant rooms
Where plant rooms are required for services to the building
two approaches can be taken.

M Central, Pyrmont

Harris St, Pyrmont

The area of plant room can be reduced to a series of
storage areas on the roof, surrounded by the green roof
technologies and green planting. In this instance, the
intention is to use the walls of the plant roofs for green walls
for further plant growth and to mount green technologies
to the roof of the green room.
The second approach is to incorporate all the plant room
activities into an additional floor at the top of the building
and then cover the entire plant room with a green roof. This
approach has the advantage of allowing for additional
space for green technologies to be stored in the plant
room, in particular the use of solar thermal and solar air
conditioning and the plant equipment required for that.
In addition, on low rise buildings, water storage can be
maintained at the top of the building to provide a header,
or supply, to the rest of the building which can also be
incorporated into the plant room.
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rooftop rooms / meeting places
Part of the intention in developing an intensive or semi
intensive green roof, is to increase access to the roof areas
for both the occupiers of the building and the general
public. This access to the roof can allow for a number of
activities to occur, including:
• Access to the green garden areas for maintenance
• Access to green gardens for education and
teaching
• Access to the green technologies for service and
maintenance
• Provision of a meeting place for educational
activities
• Access to areas for cultural activities such as religious
or spiritual meetings
• Access to spaces for general meetings (eg: of the
body corporate)
Such meeting places can take one of two forms, which we
may characterise as “Roofless Walls” and “Wall-less Roofs”.
Roofless Walls take the form of courtyards, where extending
the walls of the building or creating new walls can deflect
the increased wind pressures that are found at the rooftop.
Such structures provide protection for not only people
but also the planting from particular wind directions. It
should be noted that the wind pressures on roof tops are
significantly increased over those found at ground level.
These walls can take various forms; a celebrated example
is the use of the curved wall on the roof of the Villa Savoye
by Le Corbusier, near Paris.
Readers Digest, Surry Hills

shading and shelter

Wall-less roofs may take the form of a “veranda” where
shade is provided from the roof above which is supported
essentially on posts or columns. This form of rooftop structure
can provide shade and can provide rain protection for
outdoor areas to provide a suitable place for meetings.

One of the main considerations to take into account when
designing a green roof is the increased exposure to sun and
daylight at the upper level of a building. On any rooftop,
but particularly rooftops that are higher than surrounding
buildings, there will be increased sunlight and a lack of
shadow to reduce the intensity of the sun. Under such
conditions it is important to provide shade, particularly in
summer, for any occupation on the roof. Designers should
consider the use of shade structures offering either 100%
or a reduced amount of shade to substantial areas of the
roof.
The roof area can be treated as a single storey building
in regard to passive solar design where the orientation,
form and shape of the shading structure can influence
the access to winter sun and the provision of summer
shade. The orientation of the rooftop structures may also
be oriented towards the sun and principle wind directions
independent of the form of the building below.

Readers Digest, Surry Hills

The design of shading structures needs to take account
of the increased wind pressures at the higher levels of a
building and be engineered to withstand the increased
uplift forces and the likelihood of severe storm events,
including hail.

M Central, Pyrmont
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sustainable technologies

solar photovoltaic cells (PV)

Green roofs and walls provide the space and opportunity
to incoporporate sustainable/renewable technologies.
These can supplement the energy requirements and in
some cases provide the power generation for the entire
building.

Rooftops by nature are the perfect place to install PV cells
because of their unimpeded access to solar energy.

Currently through the Commonwealth Government Smallscale Renewable Energy Scheme (SRES) there is a financial
incentive provided through the Small-scale Technology
Certificates (STCs).

PV cells come in two different varieties (flat-plate systems
& concentrator systems) and a multitude of different sizes
depending on the functional requirements of the system.
Testing on the efficiency of photovoltaic cells in combination
with green roofs has found that due to the significantly lower
temperatures on green roofs, photovoltaic cells run up to
25% more efficiently.  Cooler conditions also improve the life
span of the PV cells because constant high temperatures
can threaten the long-term stability of the cells.

solar water heating
Solar water heating is an excellent and reliable alternative
to electric water heating. Not only does it use free
renewable energy that converts to real savings but also it
reduces greenhouse emissions of up to 7 tonne P/A when
used in a domestic situation (Aussie Solar).
Solar hot water systems come in a variety of different types
but can be categorized into two main groups; active solar
hot water systems and passive solar hot water systems. The
difference between the two types is that active systems
have pumps and circulators whilst passive systems do not.
Every solar hot water system has two main components, a
tank and a solar collector.
Hickson Road, Millers Point

Another advantage of installing a solar hot water system
on a green roof is that a government rebate is paid for the
installation of all new solar hot water systems. This makes
the installation and payback period more affordable.

solar thermal
Solar thermal as a renewable energy source is different
from photovoltaic cells in that it does not convert the suns
energy directly into electricity. Solar thermal technology
concentrates the suns energy via a series of specifically
directed reflectors or mirrors onto a receiver, which stores
the collected heat. This heat can then be stored and used
both day and night. Although most commonly used in
large-scale solar energy plants, there are opportunities to
use this technology on green roofs.
A common application for solar thermal technology on a
green roof would be solar hot water systems (see below).

The Wayside Chapel, Potts Point.

wind power
Rooftops are typically a windy environment, especially
on taller buildings in urban environments. This provides
opportunity to install wind power generators on rooftops to
supplement other renewable energy technologies.
When considering putting a wind power turbine on a green
roof, special consideration needs to be paid to its location
and the safety of any users that might be accessing the
green roof space.

The Wayside Chapel, Potts Point.
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waterproof membranes
Waterproofing is fundamental in a successful green
roof design. When retrofitting an existing building with a
green roof, an audit of the existing membrane must be
undertaken.
There are several choices of waterproof membranes:
• Thermoplastic membranes
• Elastomeric membranes
• Liquid-applied membranes
Some membranes consist of built up sheets/layers of 3 or
more.

drainage
Standing water in the soil profile has risk implications in
terms of increasing the potential of moisture breaching
the waterproofing membrane. If the water drains freely
through the profile and is collected and drained away, the
risk is reduced. In addition, most plant material requires an
aerated, non water-logged soil profile for healthy growth.

The Wayside Chapel, Potts Point.

Water stored in the profile can also reduce irrigation
demands. A balance should be found between the
storage of water in the soil profile and the drainage of
storm water on green roofs.
The drainage course materials and dimensions will depend
upon construction requirements and objectives for
vegetation.
Examples of drainage course materials:
•
•
•
•
•
•

Mineral Aggregates
Re-cycled Aggregates
Drainage Matting
Drainage Modules
Drainage Boards
Drainage and substrate boards

Bligh Street, Sydney

filter course
A geotextile layer is used to separate the drainage layer
from the growing medium, preventing the fine particles
present in the growing medium layer working through the
profile vertically and ending up in the drainage layer and
thus blocking the drainage layer or, in turn the stormwater
system. An additional advantage is protecting the
membrane.
Filter courses are now typically non-woven geotextiles.
These filters need to be tough to withstand abuse while
other layers are installed, while being open enough to
provide good flow for water into the drainage layer.
The filter may be :
• a separate layer independent of the drainage layer or
• an integral part of the geo-composite drainage mat/
board.

modular systems
The drainage, filter, soil substrate or growing medium, and
the plants are self-contained within a lightweight plastic
module, of varying dimensions. In effect, these three
main components of a greenroof are replaced by a fully
planted module. When inter-locked they offer continuous
roof drainage and coverage. (Linda Velaquez, 2003)

Readers Digest, Surry Hills

Advantages:
• rigid enough to support media/plants;
• capable of storing water and incorporating irrigation;
• create a free flowing drainage layer beneath
• removable in sections to allow repair to membranes.
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planting
Compatibility issues of green roof type, anticipated use,
temperature, humidity, rainfall and sun/shade exposure
are important elements for successful plantings of any kind.
Most importantly for the artificial environment of a green
roof, native and culturally adaptable plants need to be
reviewed for heat and drought tolerance, as most systems
are designed to be low maintenance.

30 The Bond, Sydney

types of growing medium
By using a mixture of native soil upgraded with organic
or mineral additives (peat, humus, wood chips lava or
expanded clay), it is possible to achieve optimum water
retention, permeability, density and erosion control
necessary to support the green roof vegetation. It is not
advisable to use ordinary garden soil, as degeneration
often results from compacting and acidification.
The lesser the depth of the substrate, the higher the physical
demands on the plants, resulting in root damage from heat
and frost fluctuations.
One local example of a similar environment to a rooftop
is the Robertson Plateau beyond Wollongong. Its growing
media is derived from Hawkesbury sandstone which is poor
in mineral plant food and often shallow, however it does
contain particles of weathered mud and clay, enriched by
decaying plant matter and bushfires add ash with valuable
minerals. The plant communities which grow in this soil
would also thrive on high-rise rooftops in Sydney.

City high-rise green roof plants experience extreme
conditions so it is important to recognise the nature of such
plants to ensure survival. The most important factors to
consider include the levels of sunlight or shade required,
growing media, heat/cold tolerance, periodic fluctuations
in moisture and tolerance of windy conditions (sea-salt
content).
The chances of creating a self-maintaining plant
community are increased when a wide mix of species
is used; hence, best practice is to avoid swaths of one
species. Planting methods include seeding, hydro-seeding,
spreading of sedum sprigs, planting of plugs or container
plants and installing pre-cultivated vegetation mats.
Plant species endemic to the Sydney area range in variety
due to the topography. The aim is to choose an endemic
species which will grow in a rooftop environment. Ideally,
choosing a variety of species from one plant community
will simplify the execution and management of a green
roof: i.e. same growing media, same drainage system etc.
Suitable plants for Australian intenseive green roofs:
• Woody Prostate perennials
• Small low shrubs and herbs
• Tuffed perennials
Suitable plants for Australian extensive green roofs:
• Grasses and Tussoaks
• Succulent ground creepers
• Ground creepers
• Climbers

agriculture

The Wayside Chapel, Potts Point.

Amongst their numerous ecological, social and economic
benefits, green roof infrastructure and even some green
walls  provide significant potential for increasing production
of food through urban agriculture.

The Wayside Chapel, Potts Point.

M Central, Pyrmont

The Wayside Chapel, Potts Point.
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Legislative Definitions
These definitions are provided for general information only. If a detailed
understanding of definitions is required, it is suggested that the relevant Acts be
consulted.

Environmental Planning and Assessment Act 1979
development means:
(a) the use of land, and
(b) the subdivision of land, and
(c) the erection of a building, and
(d) the carrying out of a work, and
(e) the demolition of a building or work, and
(f) any other act, matter or thing referred to in section 26 that is controlled
by an environmental planning instrument,
but does not include any development of a class or description prescribed
by the regulations for the purposes of this definition.
ecologically sustainable development has the same meaning it has in section 6 (2)
of the Protection of the Environment Administration Act 1991. (PTO)
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Protection of the Environment Administration Act 1991
6(2) ecologically sustainable development requires the effective integration of
economic and environmental considerations in decision-making processes.
Ecologically sustainable development can be achieved through the implementation
of the following principles and programs:
(a) the precautionary principle—namely, that if there are threats of serious
or irreversible environmental damage, lack of full scientific certainty
should not be used as a reason for postponing measures to prevent
environmental degradation.
In the application of the precautionary principle, public and private
decisions should be guided by:
(i) careful evaluation to avoid, wherever practicable, serious or
irreversible damage to the environment, and
(ii) an assessment of the risk-weighted consequences of various
options,
(b) inter-generational equity—namely, that the present generation should
ensure that the health, diversity and productivity of the environment are
maintained or enhanced for the benefit of future generations,
(c) conservation of biological diversity and ecological integrity—namely,
that conservation of biological diversity and ecological integrity should be
a fundamental consideration,
(d) improved valuation, pricing and incentive mechanisms—namely, that
environmental factors should be included in the valuation of assets and
services, such as:
(i) polluter pays—that is, those who generate pollution and waste
should bear the cost of containment, avoidance or abatement,
(ii) the users of goods and services should pay prices based on the
full life cycle of costs of providing goods and services, including
the use of natural resources and assets and the ultimate disposal of
any waste,
(iii) environmental goals, having been established, should be
pursued in the most cost effective way, by establishing incentive
structures, including market mechanisms, that enable those best
placed to maximise benefits or minimise costs to develop their own
solutions and responses to environmental problems.
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Amendments resulting from ESD Best Practice Project
DCP Section

New / Amended / No change

PART A – General Requirements
Section 1 – Introduction

No change

Section 2 – Context

No change

Section 3 – Submitting an Application

Amended – see marked up version for
proposed changes

Section 4 – Notification of Applications

No change

Section 5 – Site Analysis

No change

PART B – Development Controls
Section 1 – Residential Development

Amended – see marked up version for
proposed changes

Section 2 – Commercial and Mixed Use
Development

Amended – see marked up version for
proposed changes

Section 3 – Non-Residential Development in
Residential Zones

Amended – see marked up version for
proposed changes

Section 4 – Boarding Houses

No change

Section 5 – Child Care Centres

Amended – see marked up version for
proposed changes

Section 6 – Sex Services and Restricted
Premises

No change

Section 7 – Late Night Trading and Trading
Hours (Deferred)

No change

Section 8 – Outdoor Dining and Display of
Goods on the Footpath

No change

Section 9 – Advertising and Signage

No change

Section 10 – Car Parking and Transport

Amended – see marked up version for
proposed changes

Section 11 – Traffic Guidelines for Development

No change

Section 12 – Access

No change

Section 13 – Heritage and Conservation

No change

Section 14 – Contamination and Hazardous
Building Materials

No change

Section 15 – Bushland

Amended – see marked up version for
proposed changes

Section 16 – Tree and Vegetation Management

No change

Section 17 – Erosion and Sediment Control

Amended – see marked up version for
proposed changes

Section 18 – Stormwater Management

Amended – see marked up version for
proposed changes

Section 19 – Waste Management

No change

Section 20 – Public Infrastructure

Amended – see marked up version for
proposed changes

Section 21 – Telecommunications

No change
1 of 2
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New / Amended / No change

PART C – Area Character Statements
Section 1 – Area Character Statements

No change

Section 2 – North Sydney Planning Area

No change

Section 3 – St Leonards / Crows Nest Planning
Area

No change

Section 4 – Cammeray Planning Area

No change

Section 5 – North Cremorne Planning Area

No change

Section 6 – South Cremorne Planning Area

No change

Section 7 – Neutral Bay Planning Area

No change

Section 8 – Kirribilli Planning Area

No change

Section 9 – Lavender Bay Planning Area

No change

Section 10 – Waverton / Wollstonecraft Planning
Area

No change

Dictionary

No change
No change

APPENDIX 1 – Heritage – Contributory, Neutral
and Uncharacteristic Elements
APPENDIX 2 – Potentially Contaminating
Activities

No change

APPENDIX 3 – Waste Handling Facility Guide

No change

APPENDIX 4 – Bushland Buffer Map

New

2 of 2

ATTACHMENT TO PDS01 - 13/05/13

Page 361

Draft North Sydney Development Control Plan 2012
Submitting an Application

SECTION 3
3.1

SUBMITTING AN APPLICATION

INTRODUCTION

The NSLEP 2012 states what types of proposed development or works that are:


permitted without development consent (i.e. no consent required from Council);



permitted as “exempt development” (i.e. no consent required from Council);



permitted as “complying development” (i.e. consent is required from either
Council or a private certifier);



permitted with development consent (i.e. consent is required from Council); or



prohibited.

It should be noted that the permissibility and approval requirements of some types of
developments are also affected by the provisions of other environmental planning
instruments, such as State Environmental Planning Policies (SEPPs).
Where required, a development application or a complying development application must be
made to in order to obtain development consent. Failure to lodge an application when
development consent is required is a breach against the EP&A Act 1979 and may be subject
to prosecution, demolition and/or fines. Applicants are advised to refer to the LEP or to
contact Council’s Customer Service Centre or one of Council’s Planning Advisors to confirm
consent requirements.
Application forms are available from the Customer Service Centre, or on Council’s website
(www.northsydney.nsw.gov.au) together with advice on the details, number and type of
plans and supporting information required, fees and procedures.

3.2

PRE-DEVELOPMENT APPLICATION PROCESS

When preparing a development application, applicants are advised to first access the
planning
and
development
information
located
on
Council’s
website
(www.northsydney.nsw.gov.au).
However, should applicant have any further queries
regarding their proposal, or clarification of Council’s planning and development controls, they
are welcome to contact Council on Monday to Friday during business hours by phoning (02)
9936 8100.
Council’s Planning and Development Advisors can provide further advice prior to the
lodgement of a development application. This advice is informal and is normally conducted
over the telephone. However, short scheduled meetings (approximately 30 minutes and free
of charge) can be held where the applicant would like to discuss a complex issue or has firm
plans about what they are proposing.
Where an applicant seeks detailed feedback, a more formal pre-application meeting is also
available. These meetings are held with Council’s technical advisors and an executive planner
or assessment team leader. A fee is charged for this service (refer to Council’s Fees and
Charges Schedule available on Council’s website).
A pre-application meeting form is available from the Customer Service Centre, or on
Council’s website (www.northsydney.nsw.gov.au). At least 10 days prior to the meeting,
detailed sketches, plans, photographs and applicant’s assessment of compliance should be
made available to Council officers. This will enable a more comprehensive analysis of your
proposal and the provision of constructive feedback.
Within 10 days of the meeting, Council will provide minutes to the applicant, highlighting the
main issues discussed and the meeting’s outcome.
Note:

The outcome provided within the minutes is not an authoritative statement as to the likely success of
an application. A determination can only be made following the lodgement of an application and the
completion of the assessment process.

Part

A

Page
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Applicants are strongly encouraged to discuss their proposals with adjoining property owners
or occupants prior to the lodgement of a development application. The purpose of this is to
determine issues that a neighbour may have early on and to try and have these issues
resolved prior to the development application being assessed by Council. Resolving these
issues early can help to reduce the amount of time that an application needs to be assessed
(i.e. no need to submit revised plans).

3.3

APPLICATIONS FOR DEVELOPMENT CONSENT

A development consent is issued to enable building works or the use of land to be
undertaken as permitted under the provisions of NSLEP 2012 or any other relevant SEPP.
Development consent in most instances will be determined and issued by Council. However,
in some limited circumstances, a development consent will be determined by the Minister for
Planning or one of their delegates, or by a Joint Regional Planning Panel (i.e. development
captured by SEPP (State and Regional Development) 2011 or Schedule 4A of the EP&A Act
1979).
An application for development consent must be made in accordance with cl.50 and Part 1 to
Schedule 1 of the EP&A Regulation 2000. The specific information and documents required
to be submitted are reproduced on Council’s development application form, copies of which
are
available
from
Council’s
Customer
Service
Centre
or
website
(www.northsydney.nsw.gov.au). The documents that are generally required to be submitted
with development applications are listed in the following subsections. These lists do not
apply to applications for Tree Management Permits, for which specific requirements are set
out in Part A: Section 3.6 of the DCP.
Council may waive some of these requirements for some applications, such as a change of
use or minor alterations to a building, where the provision of such information is not deemed
relevant. Applicants are encouraged to contact Council for more information if they are
unsure. Where all relevant documentation is not provided the application may be rejected or
put on hold for a limited period until such documentation is supplied.
Development consents issued by Council will last a maximum of 3 years in accordance with
Council’s policy. This time period may be varied by the provisions of the EP&A Act 1979.

3.3.1

General Requirements

The following documents are generally required to be submitted with all development
applications:
(a)

A

Part

A3-2

Page

A full survey plan of the site, prepared by a registered surveyor which must
indicate at a minimum the following information:
(i)

location, boundary dimensions, site area and north point;

(ii)

location of any easements and rights of way;

(iii)

location and uses of existing buildings on the site;

(iv)

the existing levels of the site in relation to buildings and roads;

(v)

the location of existing trees and vegetation on the site;

(vi)

the location and uses of buildings on land adjoining the subject site.

(b)

Site Analysis Diagram (refer to Part A: Section 5 – Site Analysis).

(c)

Plans or drawings generally comprising a site plan, floor plans, elevations and
sections, and where relevant subdivision plans. Council also encourages the
submission of photomontages to illustrate the proposed development in its
context.

(d)

Shadow diagrams for all new buildings or significant alterations to existing
buildings, showing shadows at 9.00 am, 12 noon, and 3.00 p.m. on 21 June
(Winter Solstice), 21 September / March (Equinox) and 21 December (Summer
Solstice). Some applications within the North Sydney CBD will also require the
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provision of shadow diagrams at 10.00am and or 2.00pm on 21 June, 21
September/March and 21 December. Shadow diagrams must be certified on the
appropriate form by a surveyor, architect, or other competent person.
(e)

Statement of Environmental Effects or an Environmental
Statement, depending upon the type of development proposed.

(f)

A table of compliance demonstrating how the proposal complies with the
relevant development standards contained within the LEP and DCP.

(f)

An Efficient Use of Resources Commitment Table demonstrating compliance
with / consideration of (as relevant) provisions within the Efficient Use of
Resources sub-section of this DCP.

(g)

A model, for proposed residential development containing 4 or more dwellings,
or for non- residential development with a floor area of 500m2 or more.

3.3.2

Impact

Comment [W1]: Water rec no. 2,
Energy rec no. 2

Applications Involving Heritage Items or Conservation Areas

In addition to the requirements within s.3.3.1 to this Part, the following information is
required with all development applications relating to heritage items, properties within the
vicinity of a heritage item or land within a conservation area:
(a)

All sets of plans clearly indicating, in colour, existing walls to be removed and
those to remain;

(b)

Measured drawings of the existing building including elevations;

(c)

A statement of heritage
management plan;

(d)

Where a proposal involves demolition, a structural engineers report
demonstrating why the building is not capable of restoration or reconstruction;

(e)

Details of external materials, finishes and colour schemes and in the case of
heritage items, a list of internal features to be affected by the proposal.

3.3.3

impact,

or,

if

required,

a

conservation

Other additional Information for Development Applications

In addition to the requirements within s.3.3.1 to this Part, applicants may be required to
submit additional information relating to specific issues to ensure that Council can make an
informed decision when determining a development application.
The instances when
additional information is required are outlined throughout various Sections to Part B of this
DCP. The information requirements are set out in the relevant Section. It should be noted
that Council has concurrence powers to determine applications otherwise integrated under
the NSW Heritage Act 1977.
Where applicable, applicants should supply the following information:
(a)

Any information as appropriate to satisfy the relevant Integrated Development
authority for development deemed to be Integrated Development pursuant to
s.91 of the EP&A Act 1979.

(b)

A BASIX Certificate for developments affected by SEPP (Building Sustainability
Index: BASIX) 2004.

(c)

One or a combination of the following in accordance with Part B: Section 14 Contamination and Hazardous Materials of this DCP:

(d)

(i)

A Preliminary Investigation;

(ii)

A Detailed Investigation;

(iii)

A Remedial Action Plan.

A Green Travel Plan in accordance within Part B: Section 10 – Car Parking and
Transport.

Part
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(e)

A Hazardous Building Materials Survey Report, prepared in accordance with
Part B: Section 14 - Contamination and Hazardous Materials of this DCP.

(e)(f) Applications for child care centres also require the submission of:
(i)

A Landscape Plan; and

(ii)

An Environmental Risk Assessment Report.
The Environmental Risk
Assessment Report must be prepared by a suitably qualified consultant
and should cover aspects relating to air pollution, land contamination and
noise.

(iii)

Written advice from the NSW Department of Community Services
indicating that no objection, in principle, is raised to the proposal.

(iv)

A Hazardous Building Materials Report.

(f)(g) Applications for non-residential development also require the provision of the
following:
(i)

existing and proposed hours of operation; and

(ii)

full details of the anticipated volume and frequency of deliveries or
collections made to a site; and

(iii)

the type and size of vehicles likely to be used to make any deliveries or
collections to the site.

(g)(h) Applications for late night trading premises also may require the provision of a:
(i)

Plan of Management; or

(ii)

Management Checklist.

(h)(i) Applications that involve excavation or ground penetration of greater than 2m in
depth and within 25m of a rail corridor require the provision of the following:
(i)

Geotechnical and Structural report; and

(ii)

Construction/Excavation Methodology

(i)(j) An Erosion and Sediment Control Plan prepared in accordance with Part B:
Section 17 - Erosion and Sediment Control of this DCP.
(j)(k) A Waste Management Plan prepared in accordance with Part B: Section 19 Waste Management of this DCP.
(k)(l) A Stormwater ManagementDrainage Plan prepared in accordance with Part
B: Section 18 - Stormwater Managment of this DCPwith Council’s Development
Application checklist. The plan must includeshow the:
(i)

proposed method of stormwater disposal to be used until the interallotment system becomes functional.

(ii)

approximate location of pits and pump-outs and site drainage system.

(iii)

any site constraints such as trees, services, or structures that may affect
the viability of the system.

3.4

APPLICATIONS FOR COMPLYING DEVELOPMENT CERTIFICATES

3.4.1

General Requirements

A Complying Development Certificate (CDC) is issued for works which satisfy set criteria as
outlined in NSLEP 2012 or SEPP (Exempt and Complying Development Codes) 2008. These
certificates can be issued by Council or an independent accredited certifier. The onus is on
the applicant to satisfy themselves that their proposal is one that is capable of being dealt
with as complying development (i.e. the proposal must comply with all the set criteria). If in
doubt, the applicant should err on the side of caution and lodge a Development Application
(DA).
A
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An application for a CDC must be made in accordance with cl.126 and Part 2 to Schedule 1 of
the EP&A Regulation 2000. The specific information and documents required to be submitted
are reproduced on Council’s CDC application form, copies of which are available from
Council’s Customer Service Centre, or website (www.northsydney.nsw.gov.au).
The
documents that are generally required to be submitted with all CDC applications include the
following:
(a)

Survey plan;

(b)

Detailed plans, generally comprising a site plan, floor plans, elevations and
sections, and where relevant subdivision works plans;
Where the proposed works involve any alteration or addition to, or
rebuilding of an existing building, the general plan is to be coloured or
otherwise marked to the satisfaction of the principal certifying authority to
adequately distinguish the proposed alteration, addition or rebuilding.

(c)

Specifications, to describe the construction and materials of which any building
is to be built and the method of drainage, sewerage and water supply;

In addition to the above, the following documents may be required:
(d)

Fire Safety Statement detailing existing and proposed fire safety measures;

(e)

BASIX Certificate for BASIX affected buildings;

(f)

Detailed Engineering Plans for subdivision;

(g)

Where the application involves an alternative solution to meet the performance
requirements of the BCA relating to fire safety (refer to cl.130 of the EP&A
Regulation 2000):

(h)

3.4.2

(i)

details of the performance requirements that the alternative solution is
intended to meet, and

(ii)

details of the assessment methods used to establish compliance with
those performance requirements

If relevant, evidence of any certified component, process or design.

Home Building Act

In the case of an application for building work that involves residential building work (within
the meaning of the Home Building Act 1989) the following information is to be attached to a
CDC application:
(a)

(b)

1

in the case of work by a licensee under the Home Building Act 1989:
(i)

a statement detailing the licensee’s name and contractor licence number,
and

(ii)

documentary evidence that the licensee has complied with the relevant
requirements of the Home Building Act 19891, or

in the case of work done by any other person:
(i)

a statement detailing the person’s name and owner-builder permit
number, or

(ii)

a declaration signed by the owner of the land, to the effect that the
reasonable market cost of the labour and materials involved in the work is
less than the amount prescribed for the purposes of the definition of
owner-builder work in s.29 of the Home Building Act 1989.

A certificate purporting to be issued by an approved insurer under Part 6 of the Home Building Act
1989 to the effect that a person is the holder of an insurance contract issued for the purposes of that
Part, is sufficient evidence that the person has complied with the requirements of that Part.

Part
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3.4.3

Long Service Levy

Pursuant to s.85A(10A) of the EP&A Act 1979 a CDC cannot be issued by either Council or an
accredited certifier until any long service levy payable under s.34 of the Building and
Construction Industry Long Service Payments Act 1986 (or where such a levy is payable by
instalments, the first instalment of the levy) has been paid. The local council may be
authorised to accept payment.

3.5

APPLICATIONS FOR TREE MANAGEMENT PERMITS

This sub-section only applies to applications to remove, lop, top or prune one or more
prescribed trees or vegetation, as identified under cl.5.9(2) of NSLEP 2009 and Part B:
Section16 - Trees and Vegetation Management of this DCP and where no other development
is involved.
The following information must be provided for applications to which this section applies:
(a)

Applicant’s name and address;

(b)

Address and legal description of the property on which the subject tree/s are
located;

(c)

Consent of all property owners;

(d)

Other approvals necessary (if any);

(e)

Description of proposed work to be done;

(f)

Whether the proposed works involves tree removal, lopping, topping or pruning;

(g)

Site plan illustrating the site, the position of tree/s affected and any buildings in
the proximity of the tree/s;

(h)

Statement of environmental impact (i.e. a statement which explains why the
tree/s need to be removed, lopped, topped or pruned); and

(i)

Any other information requested by the Council that is relevant to the special
circumstances of the case (e.g. an arborist report).

All relevant documentation must be supplied with the application. Where all relevant
documentation is not provided the application may be rejected or put on hold for a limited
period until such documentation is supplied.

A
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SECTION 1
1.1

RESIDENTIAL DEVELOPMENT

INTRODUCTION

The North Sydney LGA has the second highest dwelling density in NSW. This is reflected in
the high proportion of medium (25%) and high density (55%) dwellings accommodated
within the LGA. The demand for housing in the LGA is driven by a number of factors,
including:
•

The aesthetic and cultural characteristics of the LGA such as parks, bushland,
foreshore areas and heritage retention;

•

The proximity to employment areas, including Sydney City and North Sydney CBDs,
both of which lie within the Sydney global economic corridor of industry and business,
located between Sydney Airport and Macquarie Park;

•

Access to a range of retail, recreational, educational and health services; and

•

The extent and accessibility of transport infrastructure.

This demand for housing has seen increases in property and rental values, resulting in
pressures for the redevelopment of housing for medium and high density accommodation
and high cost housing. Additional pressure also comes from the need to accommodate
additional dwellings in line with the State government‘s Metropolitan Strategy.
This pressure to accommodate more housing can sometimes result in adverse impacts on the
amenity of existing residents in terms of overshadowing, visual and acoustic privacy, traffic
congestion and access to open space. Accordingly, development controls are required to
ensure that any amenity impacts are minimised.
Council is also wary of the need to provide adequate housing choice to reflect the LGA‘s
future residential demographic profile (refer to Part A: Section 2 – Context to the DCP). In
particular, there is a need to provide a mixture of dwellings in terms of their type, size,
adaptability and affordability.

1.1.1

General Objectives

The general objectives of this Section of the DCP are to ensure that residential development:
O1

reinforces the aims and targets of Council‘s Residential Development Strategy;

O2

is consistent with the principles contained within the Integrated Land Use and
Transport Policy;

O3

provides a range of living opportunities that attract and cater for a diverse population;

O4

does not have adverse impacts on residential amenity or environmental quality;

O5

is in context with surrounding development;

O6

contributes to the garden setting and lower scale character of North Sydney‘s
residential neighbourhoods;

O7

provides safe and comfortable accommodation;

O8

is consistent with the character that is described in the relevant area character
statements; and

O9

incorporates innovative sustainable design to reduce energy and water consumption,
and meets or exceeds sustainability requirements; and

O9O10 Developments minimise stormwater runoff, maintain or improve stormwater quality
and encourage recycling where possible.

Comment [W1]: Water rec no. 59
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1.1.2

When does this section of the DCP apply?

This Section of the DCP
accommodation, including:

applies

to

(a)

Attached dwellings;

(b)

Boarding houses;

(c)

Dual occupancies;

(d)

Dwelling houses;

(e)

Group homes;

(f)

Multi dwelling housing;

(g)

Residential flat buildings;

(h)

Secondary dwellings;

(i)

Semi-detached dwellings; and

(j)

Seniors housing.

all

development

applications

for

residential

Non-residential development which is proposed within residential zones is covered by Part B:
Section 3 - Non-residential Development in Residential Zones.

1.1.3

Relationships to other sections

Where relevant this section of the DCP should be read in conjunction with the following
Sections of the DCP:
(a)

Part A: Section 3 – Submitting an Application;

(b)

Part B: Section 10 – Car Parking;

(c)

Part B: Section 11 – Traffic Guidelines for Development;

(d)

Part B: Section 12 – Access;

(e)

Part B: Section 13 – Heritage;

(f)

Part B: Section 16 – Tree and Vegetation Management;

(g)

Part B: Section 15 – Bushland;

(h)

Part B: Section 17 – Erosion and Sediment Control;

(i)

Part B: Section 18 – Stormwater Drainage;

(j)

Part B: Section 19 – Waste Management; and

(k)

Part B: Section 20 – Public Infrastructure.

1.1.4

Relationships to other documents and planning policies

Where relevant, this section of the DCP should be read in conjunction with the following
planning policies and documents:

B

Part
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(a)

SEPP 65 – Design Quality of Residential Flat Development;

(b)

The DoP‘s Residential Flat Design Code;

(c)

SEPP (Affordable Rental Housing) 2009;

(d)

SEPP (Housing for seniors and people with a disability) 2004;

(e)

The DoP‘s Seniors
Development;

(f)

SEPP (Building Sustainability Index: BASIX) 2005;

(g)

SEPP (Infrastructure) 2007;

Living

Policy

–

Urban

Design

Guidelines

for

Infill
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(h)

The DoP‘s Development Near Rail Corridors and Busy Roads – Interim Guideline
(19 December 2008);

(i)

SREP (Sydney Harbour Catchment) 2005;

(j)

The DoP‘s Sydney Harbour Foreshores and Waterways Area DCP (2005); and

(k)

The Rural Fire Service‘s Planning for Bush Fire Protection (2006).

1.2

SOCIAL AMENITY

A diversity of people contributes to the popularity of an area. Diversity also extends the
usefulness of an area and contributes to the sustainability of both community and the
environment. A range of residential accommodation in terms of built form, tenure and
affordability is needed to sustain a diverse population and to ensure that a range of services
and facilities continues to be provided in the area. Council aims to maintain the existing
diverse mix of residential accommodation in North Sydney, not lose this residential mix to
other land uses and to allow for some increase in both the dwelling stock and population, in
accordance with the NSW State Government policy of urban consolidation.
The aim of urban consolidation is to accommodate a certain proportion of Sydney‘s
residential growth within existing urban areas. To implement urban consolidation in North
Sydney, Council has identified areas where growth can be accommodated in a range of
dwelling types including attached dwellings, dual occupancies, dwelling houses, multi
dwelling housing and residential flat buildings. Additional living space can also be created
through alterations and additions to existing dwellings and residential growth the mixed-use
areas.

1.2.1

Population Mix

Objectives
O1

To provide a mixed residential population in terms of age, gender, household type and
size, education, income and employment, and including households with children,
households on low to moderate incomes, households with aged or disabled persons.

O2

To ensure that dwelling yield achieves a density that contributes to energy efficient
design and residential amenity.

O3

To encourage the provision of adaptable housing in new developments so that
residents can age in place.

O4

To enable residents to age in place.

Provisions
P1

P2

Achieve a dwelling yield that is consistent with Council‘s Residential Development
Strategy (2009)1, being approximately:
(a)

240m2 gross site area per attached dwelling or multi-dwelling housing, or

(b)

90m2 gross site area per apartment within a residential flat building.

Multi-dwelling housing and residential flat buildings containing less than 20 dwellings
must include, at least two of the following dwelling types:
(a)

studio;

(b)

1-bedroom;

(c)

2-bedroom; and

Part

B

Page

B1-3

ATTACHMENT TO PDS01 - 13/05/13

Draft North Sydney Development Control Plan 2012
Residential Development

(d)

3-bedroom.

P3

Despite P2 above, no more than 55% of all dwellings must comprise a combination of
both studio and 1-bedroom dwellings.

P4

Residential flat buildings containing 20 or more dwellings should provide a mix of
dwelling sizes in accordance with Table B-1.1.
TABLE B-1.1: Dwelling Mix
Dwelling Size

Portion of development

Studio

10-20%

1 bedroom

25-35%

2 bedroom

35-45%

3 bedroom+

10-20%

P5

Variations to the dwelling mix within P3 or P4 will not be considered, unless the
applicant can adequately demonstrate by an authoritative analysis of current and
future market demand that the suggested mix is not reasonable.

P6

A minimum of 15% of dwellings in multi-dwelling housing and residential flat buildings
that contain more than 5 dwellings must comprise adaptable housing2, and be
designed and constructed to a minimum Class C Certification under AS 4299 –
Adaptable Housing.

P7

Where adaptable housing is to be provided, the adaptable housing components must:
(a)

be integrated into the overall design of the development, and not be isolated;
and

(b)

not use a different standard of materials and finishes to the remainder of the
building.

P8

Where adaptable dwellings are proposed, those dwellings must be clearly identified as
such on the submitted development application plans.

P9

Provide indoor and outdoor spaces that meet the needs of different population groups
and build flexibility into communal space to meet changing needs.

1.2.2

Maintaining residential accommodation

Objectives
O1

To ensure that developments do not result in the loss of residential accommodation.

Provisions
P1

2

B
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Development, whether it comprises new buildings or alterations/additions to existing
buildings, should ensure that the existing residential density on site is not reduced (i.e.
that the number of dwellings, or the number of rooms/bed spaces in a boarding house,
that existed on the site is not reduced).

Adaptable housing is designed with accessible features that can be modified to meet changing needs of residents
over time. Typical adaptable features include level and wider doorways and corridors, slip resistant floor su rfaces,
reachable power points, lever door handles and lever taps. When designing adaptable housing consult AS 1428,
4299 and 4586.
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1.2.3

Affordable housing

Housing is considered affordable when households that are renting or purchasing are able to
pay their housing costs and still have sufficient income to meet other basic needs such as
food, clothing, transport, medical care and education.
Individuals working in key services on low-to-moderate incomes are finding it increasingly
difficult to find affordable housing close to their work places. Over time, these individuals
may choose not to work in high cost areas that are too far from their accommodation. By
increasing access to affordable housing, we work towards integrated and sustainable
communities that function in a way that benefits the whole community.
Affordable housing can be provided by both the government and private sectors. More
information about affordable housing can be obtained from the Department of Planning‘s
website
( www.planning.nsw.gov.au )
and
Housing
NSW‘s
website
( www.housing.nsw.gov.au ).
H

H

H

H

Objectives
O1

To prevent the loss affordable housing within the LGA and displacement of socially
disadvantaged groups.

O2

To encourage the provision of adaptable housing in new developments

Provisions
P1

Development must avoid the loss of low cost accommodation in accordance with the
provisions of the Affordable Rental Housing SEPP. Where a loss occurs, the applicant
will be required to pay a monetary contribution for the replacement of affordable
housing.

P2

New affordable housing may be provided in accordance with the provisions of the
Affordable Rental Housing SEPP.

1.2.4

Housing for Seniors and Persons with a Disability

Objectives
O1

To ensure housing for seniors and persons with a disability are appropriately designed
to cater for the needs of the community.

Provisions
P1

Development must be provided in accordance with the provisions under of the SEPP
(Housing for seniors and people with a disability) 2004 and where relevant, the
Seniors Living Policy – Urban Design Guidelines for Infill Development.

P2

Residential care facilities and hostels must provide at least one communal open space
configured and designed in accordance with the provisions of the Department of
Planning‘s Residential Flat Design Code.

1.3

ENVIRONMENTAL CRITERIA

The quality and amenity of the residential environment is important to the community. It
contributes to the comfort and wellbeing of current residents and to sustainability of
residential areas and the environment for future users. The quality and amenity of residential
development can be maintained and improved by minimising the impacts of development by
utilising some or all of the following approaches.

1.3.1

Topography

Objective
O1

To ensure that the natural topography and landform are maintained.
Part
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Provisions
P1

Development should not result in the ground level (finished) being greater than
500mm above or below ground level (existing).

P2

Habitable rooms (not including bathrooms, laundries and storerooms) should be
located above ground level (existing).

P3

New development should not result in the removal or covering of rock outcrops,
overhangs, boulders, sandstone platforms or sandstone retaining walls.

P4

Excavation should not occur within 1m of any property boundary. Where excavation is
required within 500mm of a property boundary, Council must not grant development
consent unless it is satisfied that the proposed excavation will not result in adversely
impacting upon the structural integrity of adjoining properties.
Note:

P5

1.3.2

In order to satisfy Council that the level of excavation is acceptable, it is recommended that applicants
submit appropriate details from a structural engineer.

The depth of soil around buildings must be sufficient to sustain trees as well as shrubs
and smaller scale gardens.

Properties in proximity to adjoining bushland

Comment [W2]: Biodiv rec no. 1

Objectives
O1

To ensure that development located within proximity of land zoned E2 Environmental
Conservation adjacent to bushland is compatible with long term conservation and
management of Council‘s bushland reserve systemremnant bushland in accordance
with Council‘s Bushland Plan of Management and other relevant legislation/State
policies.

Comment [W3]: Biodiv rec no. 2

Provisions
P1

Development on properties in proximity to bushland must be consistent with the
requirements of Section 15 - Bushland to this DCP. Note: Refer to the Bushland Buffer
Map to identify properties in proximity to bushland.

Comment [W4]: Biodiv rec no. 33
& 34

P2

Maintain existing ground levels on land adjoining E2 Environmental Conservation
(bushland).

Comment [W5]: Biodiv rec no. 35

1.3.3

Properties on Bush Fire Prone Land

Objectives
O1

To minimise the risk of harm to persons and property in the event of a bush fire.

Provisions
P1

Where relevant, new development on Bush Fire Prone Land must comply with the
relevant requirements of the Rural Fire Service‘s Planning for Bush Fire Protection
(2006) guidelines.

P1P2 Bushfire mitigation controls must be integrated within the property being developed.
Asset Protection Zones or other controls must not be placed on Council land.

1.3.4

Properties with a foreshore frontage

Objectives
O1

To promote a scale and form of development that enhances the scenic, environmental
and cultural qualities of the foreshore.

O2

To ensure that development considers coastal processes, such as sea level rise.

O3

To ensure development is consistent with Council‘s Foreshore Access Strategy.

B
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Provisions
P1

Development on land adjacent to the foreshore must be designed with regard to sea
level rise.
Note:

Further information about sea level rise can be obtained from the Department of Planning
(www.planning.nsw.gov.au).

P2

Development must be on land adjacent to the foreshore must be designed with regard
to the provisions of SREP (Sydney Harbour Catchment) 2005 and Sydney Harbour
Foreshores and Waterways Area DCP (2005).

P3

Development must not alienate public access to foreshores by the location of foreshore
structures.

P4

Mature trees or significant landscaping should not be removed in order to locate
foreshore structures.

P5

Sea walls, rock outcrops or sandstone platforms should not be removed or covered in
order to locate foreshore structures.

P6

Minimise disturbance of existing vegetation, surface and underground drainage to
minimise run-off into the water.

Comment [W7]: Biodiv rec no. 31

P6P7 In accordance with Section 15 and Section 16, preserve existing trees and vegetation
where-ever feasible and replace any tree or vegetation removed or damaged as part of
development.

Comment [W8]: Biodiv rec no. 32

P7P8 Natural materials and colours should be used that blend with the water, foreshore
sandstone and vegetation, for any foreshore structure.
P8P9 Avoid the use of large areas of blank, hard or reflective surfaces.
P9P10 Buildings or structures must respect the topographical features of the site.
Note:

1.3.5

For example, buildings are not cantilevered, but follow the topography.

Visual Impact - Access

Objectives
O1

To minimise adverse visual effects as viewed from the harbour.

Provisions
P1

Landscaping should be used to soften the appearance of structures such as inclinators.

P2

Structures such as inclinators should be recessed below the ground level (existing).

P3

The use of pathways and graded ramps is preferable to the use of inclinators for
access. Where inclinators are to be used, they must be minimised in length.

1.3.6

Views

Due to North Sydney‘s sloping topography and proximity to Sydney Harbour, views and
vistas comprise special elements that contribute to its unique character and to the amenity
of both private dwellings and the public domain.
New development has the potential to adversely affect existing views. Accordingly, there is
a need to strike a balance between facilitating new development while preserving, as far as
practicable, access to views from surrounding properties.
When considering impacts on views, Council will generally not refuse a development
application on the grounds that the proposed development results in the loss of views, where
that development strictly complies with the building envelope controls applying to the subject
site.
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Objectives
O1

To protect and enhance opportunities for vistas and views from streets and other
public places.

O2

To protect and enhance existing views and vistas from streets and other public spaces.

O3

To provide additional views and vistas from streets and other public spaces where
opportunities arise.

O4

To encourage view sharing as a means of ensuring equitable access to views from
dwellings, whilst recognising development may take place in accordance with the other
provisions of this DCP and the LEP.

Provisions
P1

Development should be designed such that views from streets and other public places,
as identified in the relevant area character statement (refer to Part C of this DCP), are
not unreasonably obstructed.

P2

Development should be designed so as to minimise loss of views from surrounding
properties and to maintain or create views from other buildings or public places.

P3

Ensure that existing and proposed dwellings will have an outlook onto trees and sky.

P4

Where a proposal is likely to adversely affect views from either private or public land,
Council will give consideration to the Land and Environment Court‘s Planning Principle
for view sharing established in Tenacity Consulting v Warringah Council [2004]
NSWLEC 140. The Planning Principle is available to view on the Land and Environment
Court‘s website (www.lawlink.nsw.gov.au/lec).

1.3.7

Solar access

Objectives
O1

To ensure that all dwellings have reasonable access to sunlight and daylight.

Provisions
P1

Developments should be designed and sited such that solar access at the winter
solstice (21st June) provides a minimum of 3 hours between the hours of 9.00am and
3.00pm to:
(a)

any solar panels;

(b)

the windows of main internal living areas;

(c)

principal private open space areas; and

(d)

any communal open space areas.

located on the subject property and any adjoining residential properties.
Note:

Main internal living areas excludes bedrooms, studies, laundries, storage areas.

P2

Despite P1 above, living rooms and private open spaces for at least 70% of dwellings
within a residential flat building should receive a minimum of 2 hours of solar access
between the hours of 9.00am and 3.00pm at the winter solstice (21st June).

P3

Avoid providing apartments that have a sole orientation to the south. Where south
facing apartments can not be avoided, ensure that they are provided with adequate
access to natural light (e.g. by providing enlarged windows, skylights and the like).

P2P4 The use, location and placement of photovoltaic solar panels should take into account
the potential permissible building form on adjacent properties.
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1.3.8

Acoustic privacy

Objective
O1

To ensure all residents are provided with a reasonable level of acoustic privacy.

Control
P1

New dwellings shall be designed and constructed to comply with the criteria specified
in Table B-1.2 for all noise intrusion from external noise sources (including mechanical
services noise from within the development itself), with windows and doors closed:
TABLE B-1.2: Noise intrusion criteria from external sources
Internal Space

Time Period

Max 1hr noise level
(LAeq 1 Hour)

Living areas

Day or Night

≤ 40 dBA

Sleeping Areas

Day or Night

≤ 35 dBA

Notes: Readings are to be LAeq (1hour), when measured during the noisiest 1 hour period between Day 7am
to 10pm; and Night – 10pm to 7am.

P2

Where multiple dwellings are provided within the same building, the building shall be
designed and constructed to comply with the requirements in Table B-1.3 regarding
acoustic insulation of walls and floors.
TABLE B-1.3: Internal acoustic insulation criteria
Item

Criteria

Field Sound Reduction
Index R‘w of walls, floors
services and ducts

BCA as amended.

Field Sound Reduction
Index R‘w of Doors

Any door (including the effects of its frame and any edge
gaps) in a wall between a dwelling and a stairwell or other
internal common area shall be designed to achieve an
≤R‘w28.

Field Impact Isolation
Class (FICC) of Floors

Where the floor of a dwelling separates a habitable room
of one dwelling and a habitable room, bathroom, toilet,
laundry, kitchen, plant room, stairway, public corridor,
hallway and the like of a separate tenancy, the floor shall
be designed to achieve a Field Impact Insulation Class of
FIIC ≥55.

Except that Field Noise Reduction Index of all intertenancy walls shall be designed to achieve ≥R‘w55 and
the intent of the BCA requirements.

P3

An acoustic report prepared by a certified acoustic consultant must be submitted and
address the requirements to P1 where the proposal involves the construction of 4 or
more new dwellings.

P4

Buildings are to be designed and rooms positioned to reduce noise transmission within
and between dwellings.

P5

Bedrooms should be designed so that wardrobes provide additional sound buffering
between rooms within the dwelling or between adjoining dwellings over and above the
requirements in P2 above.

P6

Windows and doors should be located away from external noise sources, or buffers
used where separation can not be achieved.

P7

Materials with low noise penetration properties should be used where practical.
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P8

Locate bedrooms and private open spaces away from noise sources such as garages,
driveways, mechanical equipment and recreation areas.

P9

Mechanical equipment, such as pumps, lifts or air conditioners should not be located
adjacent to bedrooms or living rooms of dwellings on adjoining properties.

P10

Where dwellings are located on busy roads the following construction techniques are to
be considered for incorporation into the design of the development to reduce traffic
noise within the dwelling:
(a)

cavity brick walls;

(b)

double glazing;

(c)

solid core doors;

(d)

concrete floors; and

(e)

recessed balconies.

P11

Where possible, avoid the use high brick fences on busy roads. High fences present a
harsh and bland appearance to the street, obstruct views from the footpath to gardens
and dwelling entries, reduce amenity for pedestrians and reduce casual surveillance of
the street. Try to reduce acoustic impacts through other acoustic reduction measures.

P12

Development on land which is on or is within 100m of a railway corridor, a road
corridor for a freeway, a tollway, a transit way or any other road with an annual
average daily traffic volume of more than 40,000 vehicles (based on the traffic volume
data published on the website of the RTA) must consider the requirements of the DoP‘s
Development Near Rail Corridors and Busy Roads – Interim Guideline (19 December
2008) in accordance with cl.87(2) and cl.102(2) of SEPP (Infrastructure) 2007. An
acoustic report may be required to be prepared to demonstrate compliance with this
Guideline and the acoustic requirements within cl.87(3) and cl.102(3) of the SEPP
(Infrastructure) 2007.

1.3.9

Vibration

Objectives
O1

To ensure that dwellings are not unreasonably impacted upon by vibrations caused by
the operation of railways and roadways.

Provisions
P1

Development on land which is on or is within 60m of a railway corridor, or is adjacent
to a road corridor for a freeway, a tollway, a transit way or any other road with an
annual average daily traffic volume of more than 40,000 vehicles (based on the traffic
volume data published on the website of the RTA) must consider the requirements of
the DoP‘s Development Near Rail Corridors and Busy Roads – Interim Guideline (19
December 2008) in accordance with cl.87(2) and cl.102(2) of SEPP (Infrastructure)
2007. In particular, consideration should be given to the vibration criteria contained
within the Department of Environment Climate Change and Water‘s Assessing
Vibration: a technical guideline. A vibration assessment report may be required to be
prepared to demonstrate compliance with these Guidelines.

1.3.10 Visual privacy
Objectives
O1
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Provisions
Building Separation
P1

Provide visual separation between any non-residential use and dwellings.

P2

Residential flat buildings are to provide adequate separation between habitable rooms,
balconies and non-habitable rooms, consistent with SEPP 65. The relevant building
separation distances are reproduced in Table B-1.4.
TABLE B-1.4: Building Separation Requirements
Building height
(metres)

Separation
between habitable
rooms

Separation
between habitable
balconies & nonhabitable rooms

Separation
between nonhabitable rooms

Up to 12m

12m

9m

12-25m

18m

12m

6m
9m

25m +

24m

18m

12m

Windows
P3

Locate windows to avoid direct or close views into the windows, balconies or private
open space of adjoining dwellings.

P4

Where windows are located with a direct outlook to windows of an adjacent dwelling,
the windows must be provided with a minimum sill height of 1.5m, or use fixed
obscure glazing or other privacy devices.

P5

Provide suitable screening structures to minimise overlooking from proposed dwellings
to the windows, balconies or private open space of adjacent dwellings, to windows,
balconies or private open space of dwellings within the same development.

Decks, Patios and Terraces
P6

Limit the width and depth of any deck, patio or terrace located greater than 1m above
ground level (existing) where privacy and loss of views is an issue and consider using
screen devices where relevant.

P7

Private or communal open spaces such as terraces, patio, gardens and the like are not
permitted on rooftops or garage roofs.

P8

Despite P7 above, private or communal open spaces on roofs may be considered, but
only if:

1.4

(a)

the space is designed such that there is no potential for existing or future
overlooking of the space and subsequent noise and privacy issues;

(b)

the space is setback at least 1m from the extent of the external enclosing walls
to the floor level below; and

(c)

the space does not exceed 50% of the floor area of the storey immediately
below or 18m2, whichever is the lesser; and

(d)

there is no other appropriate ground level space for outdoor recreation off a
primary living room.

QUALITY BUILT FORM

In response to their local context, buildings need to be designed to respect the existing
topography and relate to the rhythm and pattern of characteristic buildings in the prevailing
streetscape. A comfortable and memorable street will be one where no one building or
feature dominates.
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Kerb and guttering, footpaths, fences, front gardens and the street frontage of buildings all
contribute to the appearance of a street and influence how people feel in them and about
them. Streets where people feel comfortable will exhibit consistency in these elements and
relationships between the scale of these elements.

1.4.1

Context

Objectives
O1

To ensure that the site layout and building design responds to the existing
characteristics, opportunities and constraints of the site and within its wider context
(adjoining land and the locality).

Provisions
P1

1.4.2

Proposed developments must be designed to respond to the issues identified in the
site analysis and in the relevant area character statement (refer to Part C of this DCP).

Subdivision pattern

Objectives
O1

To ensure that the characteristic subdivision pattern remains apparent, even if lots are
subdivided or amalgamated.

Provisions
P1

Maintain lot sizes, shape and orientation identified in the relevant area character
statement (refer to Part C of the DCP), or if not identified in the relevant area
character statement, that are characteristic of the area.

P2

Design and locate buildings to reinforce the characteristic subdivision pattern in the
neighbourhood (i.e. walls of buildings are generally built parallel to the property
boundaries).

P3

Where lots have been amalgamated, the bulk of larger buildings must be articulated
through the use of bays or indents on the original lot line.

P4

Residential flat buildings using single-aisle parking should not be constructed on lots
with a street frontage of less than 15m. If double-aisle parking is proposed, lots should
have a street frontage of not less than 18m.

1.4.3

Streetscape

Objectives
O1

To ensure that footpaths, kerb and guttering and street trees contribute to a
consistent streetscape.

Provisions
P1

All works within the road reserve must be undertaken in accordance with the North
Sydney Council Performance Guide (refer to Part B: Section 20 – Public
Infrastructure).

P2

All existing sandstone kerb and guttering must be retained and maintained.

P3

Existing street trees are to be retained and protected by avoiding excavation or
building within the drip line of the tree (refer to Part B: Section 16 - Tree and
Vegetation Management).

P4

Plant new trees of the same species that are present in the street, or in accordance
with guidelines or strategies adopted by Council.

P5

Maintain a nature strip on-street if one exists.

B

Part

B1-12

Page

Page 378

ATTACHMENT TO PDS01 - 13/05/13

Page 379

Draft North Sydney Development Control Plan 2012
Residential Development

1.4.4

Laneways

Objectives
O1

To ensure that laneways are functional, attractive, safe and comfortable places for use
by residents as part of their public space and pedestrian network.

Provisions
P1

Where a laneway is the principal frontage to a property, dwellings are to address the
lane (i.e. do not conceal the front façade of such buildings behind high walls, fences or
garages).

P2

The height of buildings facing laneways should respect the width of the lane (i.e. a one
storey building generally provides the most appropriate scale). A two storey building
ancillary to the main dwelling may be permitted adjacent to the laneway, but only if:
(a)

the laneway does not comprise the site‘s primary frontage; and

(b)

the building does not result in any adverse impacts in terms of visual and
acoustic privacy, overshadowing, heritage and an area‘s character.

P3

Where a site has a sole frontage to a laneway, any 2 storey component of a building
must be set back at least 10m from the laneway boundary.

P4

Dwellings addressing laneways are to be provided with a reasonable level of privacy
through design and landscaping (e.g. the use of obscure glazing and medium height
shrubs that partially obscure windows).

P5

Where car parking is only capable of being located at the boundary to the laneway,
only open car spaces or carports will be permitted (i.e. roller doors are not permitted).

P6

No more than 50% of the width of a laneway frontage may be allocated for car
accommodation of any kind, or car park entrances.

P7

Front fences are to be softened by planting trees and shrubs that hang over or through
fences.

P8

Existing trees on land that abut the laneway should be retained.

P9

All new and rebuilt fences and structures (including car parking spaces) must be
setback 1.2m from the laneway frontage. This setback is to be landscaped with
appropriate low maintenance plants.

1.4.5

Siting

Objectives
O1

To maintain the characteristic building orientation and siting.

Provisions
P1

Buildings are to be sited in accordance with that described in the relevant area
character statement (refer to Part C of this DCP), or if not identified in the relevant
area character statement sited to relate to neighbouring buildings.

P2

Site buildings within a single building form, addressing the street.

P3

Orient each external wall parallel to the corresponding boundary of the site, unless
another orientation is characteristic.

1.4.6

Setbacks

Objectives
O1

To reinforce the characteristic pattern of setbacks and building orientation within the
street.
Part
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O2

To control the bulk and scale of buildings.

O3

To provide separation between buildings.

O4

To preserve the amenity of existing dwellings and provide amenity to new dwellings in
terms of shadowing, privacy, views, ventilation and solar access.

Provisions
Front
P1

The front setback must match the alignment of the primary facades of buildings on
adjoining properties. Where different setbacks occur, the average of the setbacks of
those primary facades is to be used.

Side
P2

Building setbacks are to comply with the requirements set out in Table B-1.5.
TABLE B-1.5 - Side Setback Requirements
Zone

R2 – Low
Residential
Density

R3 – Medium
Residential
Density

R4 – High
Residential
Density

B1 Neighbourhood
Centre

B4 – Mixed Use
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Development Types

Minimum Setback Requirement

Boarding houses; Dual occupancies;
Dwelling houses; Group homes;
Semi-detached dwellings; Seniors
housing

1st storey (up to 4m)

900mm

2nd storey (up to 7m)

1.5m

3rd storey or higher (greater
than 7m)

2.5m

Attached dwellings; Boarding
houses; Dual occupancies; Dwelling
houses; Group houses; Multi dwelling
housing; Secondary dwellings; Semidetached dwellings; Seniors housing

1st storey (up to 4m)

900mm

2nd storey (up to 7m)

1.5m

3rd storey or higher (greater
than 7m)

2.5m

Attached dwellings; Boarding
houses; Dual occupancies; Dwelling
houses; Group Homes; Multi dwelling
housing; Residential flat buildings;
Secondary dwellings; Semi-detached
dwellings; Seniors housing

On land with
a height
limit of 12m
or less

1.5m; and

On land with
a height
limit greater
than 12m

1st to 3rd
storey (up to
10m)

4.5m

Above 3rd
storey

6m

Boarding houses

Boarding houses; Seniors housing

The building must not
exceed a building height
plane commencing at 3.5m
above ground level
(existing) from side
boundaries and projected
internally to the site at 450
(refer to Figure B-1.3).

0m, up to 4 storeys, but only where no
window or other openings are provided on
the side elevation of the building.
Otherwise, the setbacks are to be as
follows:
1st to 3rd storey (up to 7m)

4.5m

Above 3rd storey

6m

0m, up to 4 storeys, but only where no
window or other openings are provided on
the side elevation of the building.
Otherwise, the setbacks are to be as
follows:
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TABLE B-1.5 - Side Setback Requirements
Zone

IN2 – Light
Industrial

Development Types

Dwelling houses; Dual Occupancies;
Attached dwellings; Boarding
houses; Group homes; Multi dwelling
housing; Semi detached dwellings;
Seniors housing; Secondary dwelling

Minimum Setback Requirement
1st to 3rd storey (up to 7m)

4.5m

Above 3rd storey

6m

0m, up to 4 storeys but only where no
window openings are provided on that
elevation of the building, otherwise the
setbacks are to be as follows:
1st to 3rd storey (up to 7m)

4.5m

Above 3rd storey

6m

Figure B-1.3:
Setback and building height plane
controls for the R4 – High Density
Residential zone, where the height
limit is equal to 12m or less.

Note:

P3

The actual setback of the building may need to be increased to satisfy building separation requirements
within cl.1.3.10 to Part B of the DCP.

Despite P2 above, Council may grant consent to a development with a 0m setback to a
side boundary. However, Council must not grant consent, unless the applicant has
satisfactorily addressed the questions identified in the Land and Environment Court
Planning Principle ―Building to the side boundary in residential areas‖ established in
Galea v Marrickville Council [2003] NSWLEC 113 and consideration has been given to
that statement.
The Planning Principle is available to view on the Land and
Environment Court‘s website (www.lawlink.nsw.gov.au/lec). The relevant questions
are summarised as follows:
(a)

Is the street characterised by terrace housing? Building to the boundary is
only considered appropriate in streets where the existing form of development is
characterised by attached dwellings, semi detached dwellings and multi dwelling
housing (e.g. villas and townhouses).

(b)

What is the height and length of the wall on the boundary? The length
and height of any wall built to the boundary should be minimised to limit any
adverse impacts in terms of overshadowing and visual privacy.

(c)

Has the applicant control over the adjoining site(s) or the agreement of
their owners? Unrestricted access should be made to all components of a
building which is built to the boundary to ensure that those components can be
adequately maintained over its life.

(d)

What are the impacts on the amenity and/or development potential of
adjoining sites? It must be adequately demonstrated above all else that
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building to the boundary will not result in any adverse amenity impacts or
development potential of adjoining sites.
(e)

P4

Are there arrangements in place for the maintenance of the wall or
gutters? Access and maintenance arrangements should be in place before a
development application is assessed by Council to avoid disputes later on.

Where possible, side setbacks should match those on adjoining properties, or, if
adjoining properties are not characteristic, with setbacks identified in the relevant area
character statement.

Rear
P5

Provide rear building setbacks that match those on adjoining properties, or, if
adjoining properties are not characteristic, with setbacks identified in the relevant area
character statement.

P6

Despite P5 above, buildings within the R4 – High Density Residential zone:
(a)

must be setback a minimum of 1.5m from the rear boundary; and

(b)

where the land is restricted by a height limit:

Note:

(i)

of 12m or less, must not exceed a building height plane commencing at
3.5m above ground level (existing) rear boundary and projected at an
angle of 450 internally to the site (refer to Figure B-1.3); or

(ii)

in excess of 12m must be setback at least 4.5m from the rear boundary
for the 1st to 3rd storeys of the building (no more than 7m above existing
ground level) and 6m for any part of the building above the 3rd storey.

The actual setback of the building may need to be increased to satisfy building separation requirements
within s.1.3.10 to Part B of the DCP.

Laneways
P7

Despite P1, P5 and P6 above, all buildings and structures must be setback 1.2m from a
laneway. This provision does not apply to side setbacks.

Building Separation
P8

1.4.7

In addition to the setback controls in P1-P7 above, residential flat buildings are
required to provide adequate separation between habitable rooms, balconies and nonhabitable rooms, in accordance with the provisions contained within s.1.3.9 to Part B
of the DCP.

Form, massing & scale

Objectives
O1

To ensure the size of new buildings are consistent with surrounding, characteristic
buildings and they are not significantly larger than characteristic buildings.

Provisions
P1

The height of buildings is not to exceed that stipulated within cl.4.3 to NSLEP 2012.

P2

Where applicable, the number of storeys within a building should be consistent with
that identified in the relevant area character statement (refer to Part C of this DCP).

P3

The finished floor height of the ground floor level should not exceed 1m above ground
level (existing), measured vertically at any point.

P4

Finished floor to ceiling heights are a minimum of 2.7m. A lesser height may be
permitted by Council, but only where the applicant can satisfactorily demonstrate that
the dwelling is capable of receiving satisfactory natural daylight and ventilation (e.g.
shallow apartments with large amounts of window area).
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P5

Facades of buildings which face any public street should not be dominated by large
expanses of glass (i.e. facades should incorporate smaller door and window openings,
so that glass does not dominate the façade).

P6

Ancillary buildings (e.g. garages, carports, garden sheds, etc) are a much smaller
scale than the residential building.

P7

Residential flat buildings should use a pitched roof form to reflect the prevailing roof
typology or that identified in the relevant area character statement (refer to Part B of
the DCP).

P8

Despite P7 above, Council may consider approval of a residential flat buildings with a
flat roof, but only where:
(a)

the development complies with the height requirements under P1 above; and

(b)

where the top-most storey has been setback to comply with a 36 degree angle
back from the top edge of the storey located immediately below (refer to Figure
B-1.4).
Figure B-1.4:
Residential
controls

1.4.8

flat

building

height

Built form character

Objectives
O1

To ensure that the design of new buildings reflects and reinforces, or is complementary
to, the existing character of the locality.

Provisions
General
P1

Where a building is part of a uniform group of buildings of similar character, locate any
additions or alterations to the rear and not visible from the street or any public place.
Council may permit alterations and additions to the front of a building, but only where
those alterations and additions contribute to, or are sympathetic to the character of
those buildings.

P2

Where a building is to be located amongst buildings having a consistent façade, repeat
the size, location and proportions of window, door openings and other distinctive
features such as roof form.

P3

Balconies are to be incorporated within the building envelope.

P4

Where alterations and additions are proposed to any residential accommodation
relying on existing use rights, they must not result in the:
(a)

material loss of views from other properties or public places, or

(b)

material overshadowing of other properties or public places, or

(c)

material loss of privacy to other properties, or
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(d)

increasing of the overall building height, or

(e)

landscaped area of the development being below the requirements set out in the
DCP, or further decrease the landscaped area where the landscaped area is
already below the requirements of the DCP, or

(f)

site coverage of the development exceeding the requirements set out in this
DCP or further increase the site coverage where the site coverage is already
above the requirements of this DCP.

Attached Dwellings / Multi-dwelling Housing
P5

The layout of the development must not result in a ―gun-barrel‖ form (e.g. long
perpendicular driveways flanked by dwellings).

P6

Where practical, each dwelling should be provided with an individual entrance from a
public street or public place.

P7

Developments should invoke a traditional row housing form fronting the street.

Residential Flat Buildings
P8

1.4.9

Building facades should be modulated in plan and elevation and articulated to reduce
the appearance of the building‘s bulk and to express the elements of the building's
architecture.

Dwelling entry

Objectives
O1

To provide a sense of address.

O2

To provide safe access to dwellings and security for residents.

Provisions
P1

The front door of dwellings and at least one window to a habitable room must be
oriented to the street.

P2

Dwelling entries should be clearly identifiable from the street, have adequate lighting
and have direct access from the street frontage (e.g. do not conceal or substantially
recess dwelling entries).

P3

Street numbering must be clearly visible from the primary street frontage.

P4

In multi-dwelling developments, each dwelling must be clearly marked by number and
indicate at communal entry points (e.g. a stair or lift lobby) the numbers of the
dwellings that are accessed from that entry point.

P5

Where multiple external dwelling entries are provided to a single building, the building
should be detailed or articulated so that individual dwellings can be easily identified
from the street and avoid unintentional entry.

P6

Multi-dwelling developments should provide disabled access through the principal
entrance to the building, in accordance with Part B: Section 12 – Access to this DCP.

1.4.10 Roofs
Objectives
O1

To ensure the provision of a characteristic roof typology though the use of similar
forms, shapes and materials.

Provisions
P1
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Buildings should incorporate a pitched roof, except where another roof form is
identified in an area character statement (refer to Part C of this DCP) for the
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neighbourhood, or as being compatible with the characteristic roof form for the
neighbourhood.
P2

Roofs should be similar in form and utilise similar materials to those identified in the
relevant area character statement (refer to Part C of the DCP), or if not identified in
the relevant area character statement that positively relates neighbouring buildings.

P3

Roofs should be pitched generally between 25 degrees and 36 degrees, and preferably
within the lower end of this range at an angle or 27-28 degrees.

P4

Despite P3 above, Council may grant consent to a building with a roof pitch less than
25 degrees to maintain views or to correspond with a particular building design.

P5

Flat or skillion roofs may be considered, where they are provided to the rear of
buildings and not seen from the primary street frontage.

P6

Use terracotta tiles, slate or corrugated iron where appropriate.

P7

Avoid locating solar panels on the street elevation of a roof. They should be located
towards the rear of the property as far as possible.

P8

Minimise roof projections and internalise roof access.

P9

If an attic is proposed, it must not exceed more than 50% of the floor area of the
storey, immediately below.

P9P10 Buildings are designed, wherever possible, to include a north facing roof where a solar
hot water system or collector can be installed.

Comment [W11]: Energy rec no.
62

1.4.11 Dormers
The roof line of a building is one of its most dominant features and it is important that any
proposal to change the shape, pitch cladding or ornament of a roof is very carefully
considered. This is particularly important within heritage conservation areas, where the
change to one property can have an adverse affect on the appearance or character of a
whole street.
Traditionally, dormers were conceived and constructed as part of the original building design,
but many have been added at a later date to allow the better use of attic space. Whether by
design or accident, dormers were usually accommodated without generally upsetting the
balance of the roof. Recently however, dormers have been incorporated with the sole
purpose of maximising of floorspace as the primary consideration.

Figure B-1.31

Figure B-13.32

Dormers are to be set below the main ridge line.

Dormers should be inset from party walls.
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Objectives
O1

To ensure that the location, design, pitch and scale of any dormer is appropriate to the
building and roof form to which it is attached, is in character with the area and does
not result in any negative impacts on the amenity of adjoining properties.

Provisions
P1

Dormers must be appropriate to the style of building to which it is attached.

P2

Dormers must not be placed on the street elevation of a building.

P3

Despite P1, Council may permit a dormer on the street elevation of a building, but only
where it can be adequately demonstrated that:
(a)

it will not result in any significant impacts on privacy to adjoining properties;

(b)

it will not detract from the coherence of the streetscape;

(c)

surrounding properties have dormers visible from the street; and

Note:

For the purpose of this subsection, surrounding properties are defined as those properties in the
immediate vicinity which are visible when standing opposite the subject building.

(d)

it will not result in any adverse impacts to significance of any heritage item of
heritage conservation area.

P4

A dormer‘s style should reflect that which is characteristic in the neighbourhood.

P5

Dormers must not have a roof pitch exceeding 36 degrees.

P6

Dormers will not be permitted, if it results in the need to alter the pitch or ridge height
of the roof to accommodate the dormers.

P7

Dormers must not exceed a height of more than 1.5m from its base to its ridge.

P8

Dormers must not comprise more than 1/3 of the width of the roof plane upon which
they are placed.

P9

Dormers must be contained within the relevant building envelope applying to the land.

P10

Dormers must not project above any part of the ridge of the roof plane to which the
dormer is attached.

P11

Balconies are not permitted off dormers which are located on any street elevation,
excluding rear laneways. Balconies off dormers may only be considered in any other
instance, providing there are no privacy impacts.

P12

The sides of dormers must not contain glass.

1.4.12 Colours and materials
Objectives
O1

To ensure new buildings reflect and reinforce the existing and desired character of a
locality.

Provisions
P1

Buildings should use colours, finishes and materials identified in the relevant area
character statement (refer to Part C of the DCP), if provided.

P2

Natural colours and muted and earth tones should be used for major areas of the
building, such as walls and roof, with stronger colours restricted to smaller features,
such as window frames, doors and decorative features.

P3

Avoid the extensive use of reflective glass, reflective metal and plastics on the exterior
of buildings.
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P4

Buildings should incorporate a high proportion of masonry to glass as follows - if a
vertical or horizontal line is drawn in any position on any façade it should not pass over
more than 50% of glass, or 75% of clear opening and glass.

P5

Solar panels should be integrated into dwelling design where possible.

1.4.13 Balconies - Apartments
Objectives
O1

To ensure the provision of functional private open space for apartments.

Provisions
P1

Apartments must be provided with at least one balcony with a minimum depth of 2m
and a minimum area of 8m2 (n.b. best practice standard for balcony size is 15% of the
floor area3 of the apartment).

P2

If an apartment is not provided with a balcony, the size of the apartment should be
increased by a minimum of 8m2 (i.e. the apartment size being increased by the
minimum balcony size).

P3

Balconies must be incorporated within building envelope (as specified by setbacks and
or building height plane) and should not be located on roofs, podiums or be
cantilevered.

P4

Balconies should be integrated into the overall architectural form and detail of the
building.

P5

No balconies, verandahs or the like are to project over the public domain.

P6

Where a proposal involves the conversion of an existing commercial building, and that
commercial building‘s envelope does not comply with the setback and/or building
envelope controls for the site, any new balcony must not project beyond the existing
building‘s envelope.

P7

Balconies should not be enclosed.

P8

Notwithstanding P7, Council may permit the enclosure of a balcony, but only if:

P9

(a)

the building is predominantly characterised by enclosed balconies; or

(b)

if the building is not predominately characterised by enclosed balconies, subject
to the approval of a balcony strategy for the building.

A balcony strategy should:
(a)

include details outlining the size, scale and choice of materials of the proposed
enclosure/s); and

(b)

be adopted by the body corporate before being submitted to Council.

1.4.14 Front fences
This subsection of the DCP applies to fences which are located between the front property
boundary and the street elevation of the building.
Objectives
O1

To ensure that front fences contribute to a characteristic pattern of fences.

O2

To enable causal surveillance of the public domain, minimising the potential for
criminal activities to occur.

O3

To provide visual and acoustical privacy.

3

Balconies are not included within total floor area of an apartment.
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O4

To minimise their dominance on the street and contribute to a garden setting.

Provisions
P1

Front fences and side fences located between the street frontage and its respective
building line are not to exceed 1m in height. Where sites have a dual street frontage,
consideration may be given to higher side fences to provide privacy.

P2

Fences should be designed and constructed with materials similar to those identified in
the relevant area character statement (refer to Part C of the DCP), if provided.

P3

The design of the fence should not obscure views of the building and garden areas
from the street.

P4

Transparent fences (i.e. comprising no more than 50% solid construction – measured
vertically across its entire length) must not exceed 1.5m in height, unless otherwise
indicated in this DCP.

P5

Solid fences (e.g. masonry, lapped and capped timber, brushwood) must not exceed
1m in height, unless otherwise indicated in this DCP.

P6

Despite P4 and P5 above, Council may permit a higher fence in the following
instances:
(a)

Where the scale and or heritage value of the property are appropriate for a
higher fence, Council may allow a fence up to 1.5m in height but only where
that part of the fence over 1.2m is of open construction.

(b)

Where traffic noise is likely to cause an adverse impact on the privacy of the
residence, Council may permit a fence up to 1.8m in height of solid construction
on land fronting the following streets:
(i)

Bannerman Street;

(ii)

Belgrave Street;

(iii)

Brook Street;

(iv)

Chandos Street, between Oxley and Brook Streets;

(v)

Clarke Street;

(vi)

Ernest Street;

(vii)

Falcon Street;

(viii) Gerard Street;
(ix)

Harriette Street;

(x)

High Street, between Warringah Expressway and Clarke Road;

(xi)

Kurraba Road, between Clarke and Wycombe Road;

(xii)

McPherson Street;

(xiii) Miller Street;
(xiv) Military Road;
(xv)

Murdoch Street;

(xvi) Pacific Highway;
(xvii) River Road;
(xviii) Shirley Road between, River Road and the Pacific Highway;
(xix) Wycombe Road; or
(xx)
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P7

Fences should incorporate setbacks from the boundary of the site and be articulated to
minimise their visual impact.

P8

Must not reduce the significance of any heritage item or heritage conservation area.

P9

Soften the appearance of solid fences by:

P10

(a)

providing a continuous landscaped area of not less than 600mm wide on the
street side of the fence or

(b)

the use of openings, variation in colour, texture or materials to create visual
interest.

Match the height of transparent fences (such as metal grille) to the characteristic
height in the street.

1.5

QUALITY URBAN ENVIRONMENT

The design, site layout and facilities of residential development should meet the needs of
future residents and allow them to enjoy a reasonable standard of living, without having
adverse affects on those residents, on residents of existing development or on the wider
community and environment.

1.5.1

High quality residential accommodation

Objectives
O1

To provide a high level of internal amenity for those who reside in the building.

Provisions
P1

Dwellings within multi dwelling housing or residential flat buildings must be designed
to provide the following minimum internal areas4:
(a)

Studio

40m2

(b)

1 bedroom

50m2

(c)

2 bedrooms

80m2

(d)

3+ bedrooms

100m2

P2

Include courtyards, balconies and gardens as the principal open space area for
residents.

P3

Communal corridors must have a minimum width of 2m to facilitate movement (i.e. no
right angled corners).

P4

No more than 10 dwellings are to be accessible from a single common lobby space.

P5

Avoid the use of double loaded corridors.

P6

The depth of a habitable room from a window, providing light and air to that room,
must not exceed 10m.

P7

Apartments must provide a minimum width of 4m.
increase relative to an increase in its depth.

P8

The depth of a single aspect apartment must not exceed 8m from a window.

P9

The habitable space serviced by a window is no more than 10 times the glazed area of
the window.

4

An apartment‘s width should

Minimum internal space excludes balconies, garages and ancillary storage space. For multi-dwelling developments
with one predominant dwelling type strict compliance with minimum space is required.
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P10

At least 60% of apartments are to be provided with cross ventilation (i.e. window
openings that face different directions. Refer to Figures B-1.5 – B-1.8).
For
apartments with no cross ventilation, ceiling fans must be provided.

P11

The amount of glazing on eastern and western elevations is to be minimised and
incorporate external shading devices.

Figure B-1.5:

Figure B-1.6:

Corner apartments can achieve effective natural cross
ventilation

Good cross ventilation can be achieved with cross over
apartments, maisonette apartments and semi-basement
carparks

Figure B-1.7:

Figure B-1.8:

Natural ventilation in this corner apartment is drawn
through windows having different orientation. This layout
works well in upper floor apartments

This optimal layout allows air flow directly from one side
of the apartment to the other

1.5.2

Lightwells and Ventilation

Objectives
O1

To ensure that dwellings are provided with sufficient natural solar access and
ventilation, where the provision through conventional means (i.e. windows) is
adversely restricted or compromised.

Provisions
P1
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(a)

the lightwell does not provide the primary source of natural daylight and
ventilation to any habitable room of a dwelling within the development; and

(b)

the dimensions of the lightwell comply with the building separation requirements
set out in P5 to s.1.3.10 to Part B of the DCP (e.g. if non-habitable rooms face
into a lightwell under 12m in height, the lightwell should measure 6m x 6m in
plan); and

(c)

the lightwell is directly connected at ground level to streets or lanes in buildings
greater than 30m in height to allow air movement in the lightwell; and

(d)

all building services (e.g. utility installations, pipes, cabling and the like) are
concealed and not overlooked by principal living rooms or bedrooms; and

(e)

the lightwell is fully open to the sky.

P2

Despite P1(b) above, a lesser dimension may be considered, but only if it can be
satisfactorily demonstrated that acoustic privacy, visual privacy and daylight access to
all dwellings can be provided.

P3

Alternative methods of ventilation of dwellings may be considered, but only if it can be
satisfactorily demonstrated that there is no impact on privacy, noise, and fire safety.

P4

If an alternative method of ventilation is proposed, submit a ventilation report by a
certified ventilation consultant in accordance with the AS 1668, which recommends
that the minimum natural cross ventilation rate of airflow should be 60L/s and the
minimum removal of excess heat should be 10 air changes per hour, to provide
reasonable comfort to occupants.

1.5.3

Safety and security

Objectives
O1

To ensure a high level of personal safety for people who use or visit the building.

Provisions
P1

Maximise views of the street and dwelling entries and communal areas within the
development (from dwelling entries, windows and balconies).

P2

Limit the number of dwellings sharing one entry or lobby to 10 dwellings.

P3

Maintain sight lines along pathways (i.e. avoid blind corners or hiding places).

P4

Use design, materials and features (such as street furniture, pavers, fencing and
landscaping) to clearly distinguish public, communal and private domains.

P5

In public areas, use materials that discourage vandalism (i.e. non-porous surfaces
such as glazed ceramics or treated masonry).

P6

Install locks on doors and windows, viewers to doors.

P7

Roller shutters should not be installed on windows or doors.

P8

Provide lighting to communal areas (laundries, garbage storage, pathways, lobbies,
car parking areas and stairwells).

P9

Locate shared facilities in areas that will be well used.

1.5.4

Vehicular Access & Car Parking

Objectives
O1

To provide adequate on-site car parking for residents.

O2

To ensure adequate access for all vehicles.

O3

To maintain garden settings.
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O4

To minimise adverse visual impacts on the appearance of the street or building.

Provisions
Quantity
P1

Comply with the parking requirements within Part B: Section 10 – Car Parking and
Transport to this DCP.

Location
P2

All parking associated with multi dwelling housing and residential flat buildings must be
provided underground (i.e. within a basement).

P3

All parking for attached dwellings, detached dwellings, dual occupancies or semidetached dwellings must not be provided underground, unless site conditions dictate
that this is the only or most appropriate solution for parking provision.

P4

Where security doors/gates are proposed, an intercom system
visitor/service access to underground parking areas must be provided.

P5

Design accessways, driveways and parking areas to:

to

facilitate

(a)

enable vehicles to enter the parking space or garage in a single turning
movement;

(b)

enable vehicles to leave the parking space in no more than two turning
movements;

(c)

enable vehicles to avoid queuing on public roads;

(d)

comply with AS 1428.2 Design for Access and Mobility; and

(e)

comply with the requirements of vehicular crossings and driveways as set out in
s.20.4 to this Part of the DCP.

P6

Parking areas must be designed to enable cars to enter and leave the site in a forward
direction.

P7

Driveway and pedestrian access must be separated.

P8

The use of car spaces within a development is restricted to the occupiers of that
development.

P9

Visitor car parking spaces must be designated as common property.

P10

Garages, carports or other like parking structures must not be located between the
primary street frontage and the primary street façade of the building.

P11

A single car parking space (i.e. not within a garage, carport or other structure) may be
located between the primary street frontage and the primary street façade of the
building, but only if:
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(a)

no other on-site parking exists or is possible;

(b)

no rear laneway exists to provide vehicle access from the laneway rather than
from the street;

(c)

no demolition or partial demolition of the property is required to cater for the
space;

(d)

any excavation required is minimal in comparison to the area of the parking
space;

(e)

on-street parking is constrained by commuter parking and/or RTA clearways;

(f)

the parking space is uncovered;

(g)

porous materials are used for the parking space‘s surface;
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(h)

landscaped area complies with the minimum requirements under s.1.5.5 to this
Part of the DCP, or if it is already less than the minimum requirement, the
landscaped area is not further reduced;

(i)

adequate space to fit vehicles within the property boundary exists to avoid
overhang onto the footpath;

(j)

it complies with AS 2890.1.

Access
P12

Provide vehicular access, directly from a public road, to any allotments to be created
by subdivision.

P13

Where site has frontages to both a street and a rear laneway, vehicular access should
be provided from the laneway rather than the street.

P14

Do not compromise streetscape, building form and landscaped area, or heritage
significance through the provision of vehicle access.

P15

Where there is no parking on an original lot, and on-site parking is not characteristic,
do not introduce vehicle access from the street.

P16

Limit the width of vehicle access to 2.5m and locate to one side of the property, or to
side or rear of the building if possible.

P17

Provide a minimum of 5.5m between gates or doors to parking areas and the boundary
to allow a car to stand within the property boundary while the gates/doors are
opening.

P18

If security gates/doors are to be used, provide an intercom to allow access for visitors.

P19

Set back any development, including fences, at least 1.2m from a boundary with a
laneway to provide adequate turning space.

P20

Widen the laneway, as required, for attached dwelling development or residential flat
buildings.

1.5.5

Site Coverage

Objectives
O1

To ensure that development is balanced and in keeping with the optimum capacity of
the site with no over development.

O2

To ensure that development promotes the existing or desired future character of the
neighbourhood.

O3

To control site density.

O4

To limit the building footprint so as to ensure adequate provision is made for
landscaped area and private open space.

Provisions
P1

Maximum site coverage must be in accordance with Table B-1.6.
TABLE B-1.6: Maximum Site Coverage Requirements
Residential Development Type

Detached dwelling, semi
detached dwelling, attached
dwelling

Lot Size (m2)

Site Coverage (max)

0-229

60%

230-499

50%

500-749

40%

750-999

35%

1000+

30%
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TABLE B-1.6: Maximum Site Coverage Requirements
Lot Size (m2)

Site Coverage (max)

Dual Occupancy

All

45%

Multi-dwelling housing

All

50%

Residential Flat Building

All

45%

Residential Development Type

P2

For the purposes of P1, the following items are considered to constitute site coverage:
(a)

buildings as defined by the EP&A Act 1979;

(b)

garages and carports;

(c)

sheds;

(d)

enclosed / covered balconies, decks, pergolas and the like;

(e)

swimming pools, spa pools and the like:

(f)

other structures including:
(i)

permanent BBQ structures;

(ii)

cabanas;

(iii)

external staircases;

(iv)

gazebos;

(v)

greenhouse/glasshouse;

(vi)

plant rooms;

(vii)

rainwater tanks;

(viii) ramps;
(ix)

garbage storage facilities.

However, site coverage excludes:
(g)

any basement;

(h)

any part of an awning that is outside the subject site;

(i)

any eaves;

(j)

unenclosed balconies5, decks, pergolas and the like;

(k)

paving and patios (porous and non-porous);

(l)

driveways and car stand areas (porous and non-porous);

(m)

water features; or

(n)

anything else defined as landscaped area.

1.5.6

Landscape Area

Objectives
O1

The specific objectives of the landscaped area controls are to:
(a)

5
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Balconies which are open on more than 1 side and are not located under the roof line of the building or a b alcony
directly above.
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(b)

provide useable private open space for the enjoyment of residents;

(c)

provide a landscaped buffer between adjoining properties;

(d)

maximise retention and absorption of surface drainage water on site;

(e)

minimise obstruction to the underground flow of water;

(f)

to promote substantial landscaping that includes the planting of trees that when
mature will have significant canopy coverpromote substantial landscaping,
including trees which will grow to a minimum height of 15m;

(g)

control site density;

(h)

minimise site disturbance;

(i)

contributes to streetscape and amenity; and

(j)

allows light to penetrate between buildings;

(k)

to encourage the provision of space for biodiversity conservation and ecological
processes; and

Comment [W12]: Biodiv rec no. 23
& 24

Comment [W13]: Biodiv rec no. 25
Comment [W14]: Biodiv rec no. 27

(j)(l) to provide a buffer between bushland areas and development.
Provisions
P1

Provide minimum landscaped area and maximum un-built upon areas must be in
accordance with Table B-1.7.
TABLE B-1.7: Minimum Landscaped Area and Un-built Upon Area Requirements

Residential Development Type

Detached dwelling, semi detached
dwelling, attached dwelling

Lot Size
(m2)

Landscaped Area
(min)

Un-built Upon
Area (max)

0-229

20%

20%

230-499

30%

20%

500-749

40%

20%

750-999

45%

20%

1000+

50%

20%

Dual Occupancy

All

40%

15%

Multi-dwelling housing

All

30%

20%

Residential Flat Building

All

40%

15%

P2

For the purposes of P1,
(a)

Landscaped area is considered to comprise all parts of a site used for growing
plants, grasses and trees, but does not include any building, structure or hard
paved area6; and

(b)

the following items are considered to constitute un-built upon area:
(i)

any part of a basement which does not comprise site coverage;

(ii)

unenclosed balconies7, decks, pergolas and the like;

(iii)

paving and patios (porous and non-porous);

(iv)

driveways and car stand areas (porous and non-porous); or

6

Landscaping located above a basement or on the roof of a building does not constitute “landscaped area”.

7

Balconies which are open on more than 1 side and are not located under the roof line of the building or a balcony
directly above.
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(v)

water features.

However, un-built upon area excludes:

Note:

(vi)

anything else defined as site coverage; or

(vii)

anything else comprising landscaped area.

To ensure that landscaped areas satisfactorily meet the objectives of the control, they should have a
soil depth in excess of 300mm.

Figure B-1.9:
Areas of ―landscaped area‖, ―site
coverage‖ and ―unbuilt upon area‖.

Figure B-1.10:
Areas of ―landscaped area‖, ―site
coverage‖ and ―unbuilt upon area‖.

P3

Avoid creating landscaped areas that are broken into a series of small fragmented
unusable areas.

P4

Establish a significant landscaped setting for pathways and paved areas.

P5

Use planting to create a buffer against cold winter winds (generally westerly), or to
direct cooling breezes in summer (generally north easterly), into living areas of
dwellings.

P6

Locate driveways and pathways at least 500mm from common boundaries.

P7

Provide screen planting, including trees, within the 1.5m setback from the common
boundary.

P8

Retain existing mature vegetation and trees and show what measures are to be
implemented to protect this vegetation during construction (refer to Part B: Section 16
– Trees and Vegetation Management of the DCP).
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P9

Vegetation and landscape elements should be selected and designed to avoid
overshadowing existing solar panels or roof spaces which are capable of
accommodating solar panels.

P10

Use pervious materials or stepping stones where pathways are incorporated within side
setbacks.

1.5.7

Excavation

Objectives
O1

To retain existing vegetation and allow for new substantial vegetation and trees.

O2

To minimise the adverse effects of excavation on the amenity of neighbouring
properties.

O3

To minimise excavation and site disturbance so as to retain natural landforms, natural
rock faces, sandstone retaining walls and the like and to retain natural water runoff
patterns and underground water table and flow patterns.

O4

To ensure the structural integrity of adjoining properties.

Provisions
P1

Development that includes excavation must not be carried out unless:
(a)

the development is in accordance with and promotes the objectives to this
subsection; and

(b)

land stability of the site and adjoining land is preserved; and

(c)

the natural drainage patterns of the land and catchment will not be disrupted;
and

(d)

adverse effects on other properties are avoided or minimised.

P2

Consent must not be granted to a development for the purposes of attached dwelling,
dual occupancy, dwelling house or semi-detached dwelling where any associated
garage or car parking is located in a basement.

P3

Notwithstanding P2, Council may grant consent to a dwelling house, dual occupancy,
attached dwelling or semi-detached dwelling incorporating a basement garage or car
parking, but only where it can be demonstrated:
(a)

that the development satisfies the objectives of this subsection; and

(b)

that the entire basement is located entirely within the footprint of the building
above; and

(c)

there is no alternative location on the site to accommodate the required level of
car parking.

P4

Consent must not be granted to a development for the purposes of multi dwelling
housing or residential flat buildings in any residential zone, where the excavation for
any associated garages, car parking, plant rooms or ancillary storage and access
thereto exceeds 70% of the site area.

P5

Where practical,
(a)

a minimum of 50% of the un-excavated area should be located at the rear of the
site. Sites with dual or rear lane frontages, this area may be relocated to allow
buildings to address the secondary frontage.

(b)

a minimum of 30% of the unexcavated area should be located within the front
setback.

(c)

a minimum 1.5m wide strip of landscaped area should be located along at least
one side boundary. A minimum 1.5m wide strip should be provided along both
boundaries where the site width permits.
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P6

1.5.8

Basement car parks where permitted, must not extend to the full width of a site.

Landscaping

Objectives
O1

Landscaping and planting satisfies minimum performance standards and is sustainable
and appropriate to the site.

O2

Landscaping should not adversely impact upon the amenity and usability of adjoining
properties.

O3

To encourage biodiversity conservation and ecological processes.

O2O4 To provide a buffer between bushland areas and development.

Comment [W15]: Biodiv rec no. 26
Comment [W16]: Biodiv rec no. 27

Provisions
P1

Development on properties in proximity to bushland must be consistent with the
requirements of Section 15 – Bushland. Note: Refer to the Bushland Buffer Map to
identify properties in proximity to bushland.

Comment [W17]: Biodiv rec no. 6

P1P2 Retain existing trees wherever practical.
P2P3 Avoid works which are to occur within the drip line of any tree that has a height
greater than 6m, or a girth greater than 1m, measured 1m above the base of the tree.
P3P4 Where a development proposes to incorporate plant containers, they should have a
minimum diameter of 110mm and a minimum depth of 135mm.
P4P5 Developments should incorporate locally occurring native species to extend habitats
for fauna and reduce water and fertilizer requirements.

Comment [W18]: Biodiv rec no. 30

P5P6 Achievement of maximum density, pursuant to Council‘s controls, will be subject to
retention of significant trees (as identified by Council) and other important topographic
features.
P6P7 Minimise disturbance of natural ground levels, native vegetation and topography in the
vicinity of identified significant trees.
P8

New hedges must not result in the unreasonable reduction of access to sunlight or
views. A condition may be imposed on a development consent which may restrict the
maximum height of a hedge.

P9

Trees should provide at least 50% canopy cover over landscaped area at maturity.

P7P10 Plant the largest growing and longest lived tree species appropriate to the site
conditions.

1.5.9

Front gardens

Objectives
O1

To maximise water infiltration on a site.

O2

To soften the built form.

Provisions
P1

The entire front setback must not be paved or concreted.

P2

Where car parking and driveways are located in the front yard, use the minimum
amount of paving as practicable.

P3

Allow private gardens to merge with those adjoining and support the landscape
character of the area.

P4

Plant trees and shrubs that will hang over or through fences.
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P5

Complement the existing landscape character of the street, including street planting
undertaken through Council‘s Street Tree Strategy (refer to Part B: Section 16 – Tree
and Vegetation Management to the DCP).

P6

Design front gardens that will soften and complement the view of buildings from the
street and surrounding properties.

P7

Avoid medium height, dense planting around dwelling entries.

1.5.10 Private and Communal Open Space
Objectives
O1

To ensure residents are provided with a reasonable level of outdoor amenity.

O2

To ensure private open space is of sufficient size to be useable.

Provisions
P1

Must provide minimum private open space areas in accordance with Table B-1.8.
TABLE B-1.8: Minimum Private Open Space Requirements
Lot Size (m2)

Minimum area
at ground level
(m2/dw)

Minimum area
above ground
level (m2/dw)

0-229

40m2

NA

230-499

40m2

NA

500-749

50m2

NA

750-999

50m

2

NA

1000+

70m2

NA

Dual occupancy

All

40m2

NA

Multi-dwelling housing

All

35m2

8m2

All

2

Residential Development Type

Detached dwelling, semi detached
dwelling, attached dwelling

Residential flat building

25m

1 – Bed

8m2

2 – Bed

12m2

3 + -Bed

20m2

P2

Usable private open space areas should be located to the rear or over the northern
portion of the site to maximise privacy and solar access.

P3

Where private open space areas are to be provided at ground level, it must have a
minimum dimension of 4m, or a minimum dimension of 2m where provided above
ground level.

P4

Private open spaces should be located such that they are directly accessible off a main
living area of the dwelling.

P5

In addition to the requirements of P1, multi-dwelling developments are encouraged to
provide communal open space areas to encourage social interaction.
Notes: It is considered best practice to provide communal open space areas in the order of 25% to 30% of the
site area. A reduction in this requirement could be considered acceptable where private open spaces in
excess of the minimum requirements are provided.

1.5.11 Swimming pools and spas
Objectives
O1

To minimise the visual impact of swimming pools and spas.
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O2

To minimise the acoustic impacts on residents of adjoining properties.

O3

To minimise the use of potable water supplies.

Provisions
P1

Pools, spas and any associated structures (such as pool coping levels, surrounding
decks and the like) are not to exceed 500mm above ground level (existing).
Compliance with this requirement requires the applicant to illustrate the proposed RLs
against spot RL‘s provided on the site survey plan.

P2

The application must be accompanied by cross section plans of the proposed pool
through both axis demonstrating proposed finished levels of the pool and surrounds in
relation to existing ground levels, the boundaries of the site, and the ground levels
(existing) on adjacent sites.

P3

Pools and any associated structure must be set back a minimum of 1.2m from any
property boundary.

P4

Pools and any associated structures must be set back a minimum of 6m from any
habitable room within a dwelling on an adjoining property.

P5

Where illumination of the pool is proposed, use low level lighting only and direct away
from adjoining properties.

P6

Locate any associated pool equipment in close proximity to the principal dwelling.

P7

A water tank must be installed and be of sufficient capacity to ensure that the pool can
be topped up to the manufacture‘s recommended level without the need to rely on
potable water supplies.
This requirement is over and above any additional
requirements associated with P3, P4 and P5 to s.1.6.9 to this Part of this DCP relating
to water conservation and water tanks. The tank must be fed by down pipes from a
minimum of 50m2 of roof area of the dwelling on the site. The size of the water tank
must be provided in accordance with that specified in Table B-1.9.
TABLE B-1.9: Rainwater tank requirements for swimming pools

P8

Pool Size (litres)

Rainwater tank size (litres)

<20,000l

1,500l

20,000-40,000l

3,000l

>40,000l

Complies with BASIX

A pool cover must be installed where a proposed development includes a swimming
pool or spa.

1.5.12 Tennis courts
Objectives
O1

To minimise adverse affects on residents of adjoining properties.

Provisions
P1

Must be setback a minimum of 1.5m from any property boundary.

P2

Must be setback a minimum of 6m from any habitable room of a dwelling on an
adjoining property.

P3

A landscape screen should be provided between a tennis court and adjoining
properties and the colour of any associated fencing should be black to blend with
landscaping and to minimise disruption to views.

P4

Must not be floodlit.
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P5

All stormwater run-off should be detained on-site before draining must drain to
Council‘s stormwater system.

P6

The surface of the tennis court should not be located more than 500mm above or
below ground level (existing).

Comment [W21]: Water rec no. 28

1.5.13 Garbage storage
Objectives
O1

To minimise any adverse affects on residents and the wider community by ensuring
that adequate garbage storage and holding areas are provided which are conveniently
accessible for residents and garbage contractors.

Provisions
Waste Receptacles
P1

On-site garbage storage areas must be provided which are capable of accommodating
at least the number of garbage and recycling bins indicated in Table B-1.10.
TABLE B-1.10: Waste bin requirements
No. of dwellings

No. of garbage bins required

No. of recycling bins required

1-3 dwellings

1 x 60 litre bin / dw*

1 x 140 litre bin / dw

4+ dwellings

1 x 240 litre bin / 4 dws or part
thereof

1 x 140 litre bin / 2 dws or part
thereof or
1 x 240 litre bin / 4 dwellings or
pat thereor

* dw = dwelling

P2

Notwithstanding the rates to P1, Council may permit a reduction in the number of bins
required, but only if a garbage compactor is required or proposed to be incorporated
within the development.

P3

All multi-dwelling developments containing a lift must provide:
(a)

a garbage chute leading to a central garbage storage room that has a waste
compaction unit attached with a minimum compaction ratio of at least 2:1; and

(b)

a recycling room with a minimum dimension of 1.5m square on each level of the
building with at least one point of access to the garbage chute, which is provided
with either:
(i)

shelving appropriate to hold a minimum of 4 x 50 litre recycling creates;
or

(ii)

space to accommodate 1 x 140 litre bin.

for the separate collection of recyclable materials.
P4

Multi-dwelling developments which do not contain a lift, but propose to incorporate a
garbage chute, must comply with the requirements of P3(a) and P3(b).

P5

A garbage storage area should be located within 2m of the street boundary.

P6

Notwithstanding P4 above, a garbage storage area may be located anywhere on a site,
but only if a garbage collection area, capable of accommodating all of the required bins
for the entire development is located within 2m of the street boundary.

Location
P7

If the garbage storage area is to be the collection point, provide clear and unimpeded
access that is no more than 2m from the street boundary entrance to the site.
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P8

Ensure that the garbage storage area is easily accessible from all parts of the building
and from the collection area.

P9

Locate and design garbage storage areas to complement the streetscape.

P10

Ensure garbage/recycling bins will not be visible from the street in the garbage storage
area.

P11

Where possible integrate garbage storage areas with the building.

P12

Do not place structures for garbage storage areas that are more than 1m high on the
boundary or within the front building line.

P13

Garbage facilities are to be designed and constructed in accordance with Council‘s
Waste Facility Guide (refer to Appendix 3 of this DCP).

1.5.14 Site facilities
Objectives
O1

To ensure that site facilities are unobtrusive, integrated into developments, provide for
needs of residents and reduce impact of development on the environment.

Provisions
P1

Provide open air clothes drying facilities in a sunny location, which is adequately
screened from streets and public places and receives no less than 2 hours of direct sun
per day.

P2

Provide a lockable mailbox, for each dwelling, close to the main pedestrian entry to the
dwelling or building.

P3

Provide no more than one telecommunications/TV antenna per residential building.

P4

Provide ancillary storage facilities within residential flat buildings at the rates outlined
in Table B-1.11 and linked to each dwelling through provisions of the relevant Strata
Plan (at least 50% within the apartment).
TABLE B-1.11: Residential storage
Dwelling Size

Minimum Storage Rate

Studio

6m3

1 bedroom dwelling

6m3

2 bedroom dwelling

8m3

3+ bedroom dwelling

10m3

1.5.15 Servicing of new lots
Objectives
O1

To ensure new lots are adequately serviced.

Provisions
P1

Applicant‘s must demonstrate how the site is to be serviced for gas, water, electricity,
drainage, sewerage, telephone and storm water removal, including any easements
that need to be created and practical access for long term maintenance.

P2

All new allotments must provide gravity drainage to the nearest street gutter or interallotment drainage system.
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1.6

EFFICIENT USE OF RESOURCES

Nearly half the energy consumption in buildings is through heating, cooling, ventilation and
lighting.
By incorporating passive solar design and technologies that reduce energy
consumption it is possible to reduce costs to the resident (e.g. lower energy bills) and to the
environment (e.g. a reduction in greenhouse gases and use of non-renewable resources),
both of which contribute to sustainable development.
All development applications for residential development, including mixed-use development,
must submit an Efficient Use of Resources Commitment Table in order to demonstrate the
proposed development will achieve an efficient use of resources.

1.6.1

Energy efficiency

Objectives
O1

To ensure that developments minimise their use of non-renewable energy resources.

Provisions
P1

A BASIX Certificate is required to be submitted with all residential development types
nominated under SEPP (Building Sustainability Index: BASIX) 2004.
Note:

BASIX assessments and certificates can be obtained on-line at www.basix.nsw.gov.au

P2

Where alterations affect more than half the total volume of the original building
(measured over the roof and the external walls), achieve the targets in s.1.6 to this
Section of the DCP for the whole of the building.

P3

Ensure that the development does not reduce the energy efficiency of buildings in the
vicinity.

Comment [W22]: Energy rec no.
25

P4

Incorporate on-site renewable energy sources to supplement energy needs during
daily peak energy use.

Comment [W23]: Energy rec no.
26 & 63

P5

In considering proposals for renewable energy, consideration should be given to the
economic and environmental benefits to the broader community of renewable energy
generation while also considering the need to minimise the effects of a proposal on the
local community and environment.

Comment [W24]: Energy rec no.
64

P6

Timers and movement sensors should be used to minimise energy consumption,
particularly for lighting and mechanical ventilation in public areas.

Comment [W25]: Energy rec no.
28. Energy rec no. 50

P7

Energy efficient lighting and technology should be used to reduce energy consumption.
Consider the use of solar powered illumination.

Comment [W26]: Energy rec no.
49 & 65

P2P8 Use solar powered lighting for external areas.
P3P9 Consider the following issues when assessing the energy rating of buildings and
whether any of these issues prevent the achievement of the energy ratings:
(a)

orientation or shape of the block;

(b)

existing overshadowing due to either the surrounding terrain or existing
development;

(c)

topography, geology or geo-technical constraints preclude energy saving design
such as slab-on-ground construction;

(d)

conflict with requirements or guidelines in relation to privacy, area character,
building design, bulk and scale or heritage considerations set out in the LEP or
the DCP.

Comment [W27]: Energy rec no.
29

P4P10 Where the proposed development involves the installation of any of the following:
(a)

hotwater systems;

(b)

clothes drier;
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(c)

dishwasher;

(d)

fixed air conditioning systems (including reverse cycle systems);

(e)

fixed heating systems;

they must have a minimum energy star rating of 3.5 stars.

1.6.2

Passive solar design

Objectives
O1

To ensure that site layout and building orientation allows for maximum solar access to
dwellings, especially to living areas, and are adapted to local climatic conditions and
prevailing site characteristics.

Provisions
P1

To achieve maximum solar access orient the building within 20o west of north to 30o
east of north.

P2

Adapt site layout and building orientation to local climatic conditions and prevailing site
characteristics, such as existing overshadowing, planting and slope.

P3

Locate the main daytime living areas (e.g. family, dining and meal rooms) on the
northern side of dwellings.

P4

Orient the long axis or length of the building to the northerly aspect.

P4P5 Eaves on north facing walls should completely shade any glazing on that wall from
October to late February. To calculate the extent of eaves overhang, draw a section
and extend a line from the base of the window at 70º. The outer edge of the eaves
should reach this line.
P5P6 Ensure windows of living areas that face north will receive at least three hours of
sunlight between 9am and 3pm over a portion of their surface during the winter
solstice.

Figure B-1.10:

Figure B-1.11:

Good passive solar performance can be achieved at
minimal cost if the development is appropriately oriented.

Where possible, orient the development such that daytime
living areas and outdoor spaces are north-facing.
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Figure B-1.12:

Figure B-1.13:

A north facing slope increases the potential for access to
northern sun and is ideal for higher housing densities. A
south
facing
slope
increases
the
potential
for
overshadowing

Poor orientation can exclude winter sun, and cause
overheating in summer by allowing low angle east or west
sun to strike glass surfaces

P7

If landscaping is proposed as part of the development, a documented landscape design
concept shows how the landscaping contributes to energy efficiency by providing
substantial shade in summer, especially to west-facing windows and open car park
areas, and admitting winter sunlight to outdoor and indoor living and working areas.

Comment [W29]: Energy rec no.
20

P8

Consideration should be given to using north facing pergolas to shade walls and
windows (deciduous vines can be trained over the pergola to provide effective cooling
in warm weather).

Comment [W30]: Energy rec no.
32

P9

Where a north facing pergola contains fixed louvres, space and orient the louvres so
that a line between the top of one blade and the bottom of the next makes an angle of
70o.

Comment [W31]: Energy rec no.
33

P10

Angle louvres to correspond to the lowest altitude angle the sun reaches at noon in
winter (31o in Sydney).

Comment [W32]: Energy rec no.
34

P11

Provide adjustable awnings, shutters and external louvers on east and west facing
windows.

Comment [W33]: Energy rec no.
35

P12

Where main living areas are oriented northwards, aim to achieve a glazed area of 30%
of the dwelling‘s floor area in this direction.

Comment [W34]: Energy rec no.
36

P13

East and west facing glazing should be minimised and fully shaded at the summer
solstice.

Comment [W35]: Energy rec no.
37

P14

South facing glazing should be kept to a minimum to reduce winter heat losses.

Comment [W36]: Energy rec no.
38

1.6.3

Thermal Mass and Insulation

Thermal mass is the ability of a material to absorb heat energy. Materials like concrete,
bricks and tiles are deemed to have a high thermal mass, as they require a lot of heat
energy to change their temperature. Lightweight materials such as timber have low thermal
mass. More thermal mass results in more even range in inside air temperature. Appropriate
use of thermal mass throughout your home can make a big difference to comfort and heating
and cooling bills.
Thermal mass is not a substitute for insulation. Thermal mass stores and re-radiates heat
whereas insulation stops heat flowing into or out of the building. A high thermal mass
material is not generally a good thermal insulator.
Insulation acts as a barrier to heat flow and is essential to keep your home warm in winter
and cool in summer. A well insulated and well designed home will provide year-round
comfort, cutting cooling and heating bills by up to half. This, in turn, will reduce greenhouse
gas emissions.
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Objectives
O1

To achieve more even, year-round average temperature, making the dwelling more
comfortable to live in and resulting in less demand for artificial heating or cooling.

Provisions
P1

To maximise natural heating, provide flooring that will absorb heat from the winter sun
(i.e. A concrete slab floor on the ground offers the best thermal massing properties,
whilst timber floors have minimal performance in terms of thermal mass. Dark
coloured tiles laid over a concrete slab is the most desirable covering in terms of
maximising the performance of thermal mass in a dwelling).

P2

To maximise natural cooling, protect thermal mass from summer sun with shading and
insulation. Allow cool night breezes and air currents to pass over the thermal mass,
drawing out all the stored energy.

P3

Incorporate masonry walls and insulated walls and ceilings to contribute to the
effectiveness of thermal mass.

P4

Thermal insulation is used in the roof, walls and floor.

P5

Thermal insulation complies with AS 2627: Part 1-1993.Ceiling/roof insulation must be
rated R3.0 or equivalent and wall insulation must have an R1.5 or equivalent rating.
Insulation of cavity brick walls is not required. These ratings are based on AS 2627:
Part 1-1993.

P6

Use bulk or reflective insulation, or a combination of both, to achieve the required
insulation value.

1.6.4

Natural ventilation

Ventilation is essential for good health and prevention of condensation. However, the lack of
natural ventilation can cause discomfort for occupants and waste energy if artificial
ventilation is installed.
Objectives
O1

To ensure that dwellings are designed to provide all habitable rooms with direct access
to fresh air and to assist in promoting thermal comfort for occupants.

O2

To reduce energy consumption by minimising the use of mechanical ventilation,
particularly air conditioning.

Provisions
P1

Locate windows and openings in line with each other on opposing walls and with
prevailing breezes.

P2

Provide ceiling fans for use in summer (fans produce a cooling air movement that is
preferable to letting in the hot daytime air).

1.6.5

Building design

The most effective way to keep the sun‘s heat out of a house is to use adequate shading.
External shading, such as eaves and pergolas, is much more effective than internal shading,
such as curtains and blinds, in keeping the sun out of a building or room. In winter it is
important to allow the sun in to warm the inside of the dwelling.
Objectives
O1
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Provisions
P1

Eaves on north facing walls should completely shade any glazing on that wall from
October to late February. To calculate the extent of eaves overhang, draw a section
and extend a line from the base of the window at 70 0. The outer edge of the eaves
should reach this line.

Comment [W38]: Energy rec no.
31

P1

Consideration should be given to using north facing pergolas to shade walls and
windows (deciduous vines can be trained over the pergola to provide effective cooling
in warm weather).

Comment [W39]: Energy rec no.
32

P2

Where a north facing pergola contains fixed louvres, space and orient the louvres so
that a line between the top of one blade and the bottom of the next makes an angle of
70o.

Comment [W40]: Energy rec no.
33

P3

Angle louvres to correspond to the lowest altitude angle the sun reaches at noon in
winter (31o in Sydney).

Comment [W41]: Energy rec no.
34

P4

Provide adjustable awnings, shutters and external louvres on east and west facing
windows.

Comment [W42]: Energy rec no.
35

P5

Where main living areas are oriented northwards, aim to achieve a glazed area of 30%
of the dwelling‘s floor area in this direction.

Comment [W43]: Energy rec no.
36

P6

East and west facing glazing should be minimised and fully shaded at the summer
solstice.

Comment [W44]: Energy rec no.
37

P7

South facing glazing should be kept to a minimum to reduce winter heat losses.

Comment [W45]: Energy rec no.
38

1.6.61.6.5 Colours and materials
Colours and materials can be used to absorb or reflect heat from the sun. Dark colours tend
to absorb the sun‘s rays whereas light colours are more reflective. There is little advantage
in using dark external colours to absorb heat in winter. However, the use of lighter colours,
particularly on the roof area and on east and west facing walls, are particularly advantageous
during summer to reflect the sun‘s heat. Glare effects and streetscape issues need to be
considered when choosing external colours.
Objectives
O1

To maximise the energy efficiency of dwellings.

Provisions
P1

Buildings should use lighter coloured materials and finishes on main external parts of
the building.

1.6.71.6.6 Hotwater systems
Objectives
O1

To ensure the most efficient water heating methods are used to assist in the reduction
of greenhouse gas emissions and use of non-renewable resources.

Provisions
P1

Must comply with the minimum energy star rating identified in P4 to s.1.6.1 to this
Part of the DCP.

P1

New hotwater systems installed in dwellings must not solely rely on electrical mains
power to heat the water (n.b. sole electrical hotwater systems are to be phased out by
2012).

P2

Install solar powered water heaters on any residential development. Solar powered
water heaters may be either gas or electrically boosted, but boosting should be limited

Comment [W46]: Energy rec no.
41
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to a maximum of 50% of total heating requirement with the remainder of heating
requirements achieved through solar gain.
P3

Where it can be demonstrated that insufficient solar access is available for a solar
powered system install a heat pump or natural gas system.

P4

Locate solar cells, heat pumps or any associated structures so as to as avoid impact on
the aesthetics of a building, the streetscape, or heritage significance of a building or
conservation area.

P5

Centralise solar or heat pump hot water systems in larger scale residential flat
buildings or attached dwelling developments, to achieve economies of scale.

P6

Where it can be demonstrated that the installation of a low greenhouse gas emission
water heating system would require additional expenditure which is not cost-effective
over a five year period other systems may be considered.

1.6.81.6.7 Water conservation
Objectives
O1

To minimise the use of potable water.

Provisions
P1

A BASIX Certificate is required to be submitted with all residential development types
nominated under SEPP (Building Sustainability Index: BASIX) 2004. All subsequent
water conservation provisions only apply to residential developments that do not
require a BASIX certificate.
Note:

BASIX assessments and certificates can be obtained on-line at www.basix.nsw.gov.au

P2

Consideration is to be given to incorporation of grey-water and black-water reticulation
systems.

P3

Where the proposed development involves the installation of new:
(a)

shower roses;

(b)

taps for use over a basin, ablution trough, kitchen sink or laundry tub;

(c)

flow restrictors;

(d)

toilets;

(e)

white goods, such as clothes washers or dishwashers;

they must have a WELS rating of 3.5 stars or higherthey must have the highest Water
Efficiency Labelling Scheme (WELS) star rating available at the time of development.
P4

Rainwater tanks are to be installed in accordance with the exempt development
requirements under SEPP (Exempt and Complying Development Codes) 2008.

P5

Install a stormwater tank where this will not affect amenity, views and other
requirements of this section of the DCP.

1.6.9

Comment [W47]: Water rec no. 30

Comment [W48]: Water rec no. 3

Comment [W49]: Water rec no. 6

Stormwater retentionmanagement

Objectives
O1

To mimic pre-development or natural drainage systems through the incorporation of
WSUD on-site.

Comment [W50]: Water rec no. 19

O2

To protect watersheds
stormwater quality.

Comment [W51]: Water rec no. 20

by

minimising

stormwater

discharge

O1O3 To minimise off-site localised flooding or stormwater inundation.
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Provisions
P1

An Erosion and Sediment Control Plan for the construction of the building is required in
accordance with Part B: Section 17 - Erosion and Sedimentation Control.

Comment [W52]: Water rec no. 21

P2

A Stormwater Drainage Plan is required demonstrating compliance with this subsection
as well as Section 18 – Stormwater Drainage.

P3

Demonstrate how run-off from the site will be minimised and the quality of water
leaving the site will be improved.

Comment [W53]: Water rec no.
22. Requirement included at the
request of Council‘s Development
Engineers.

P4

Use site contouring and landscaped areas to increase on-site infiltration of stormwater.

P5

Rainwater tanks should be installed for all residential developments, including major
alterations and additions, and be plumbed to appropriate end uses, including toilet
flushing, water features, car washing and garden irrigation, to ensure sufficient use of
tank water so that capacity exists to accommodate rainwater from storm events.

Comment [W55]: Water rec no. 7
&9

P6

As a minimum, post-development stormwater discharge rates should be less than predevelopment stormwater discharge rates.

Comment [W56]: Water rec no. 17

P1P7 As a minimum, post-development stormwater quality should be improved from predevelopment levels.

Comment [W57]: Water rec no. 18

P8

Grade land around structures to divert surface water to the street and clear of existing
and proposed structures and adjoining premises.

Comment [W58]: Water rec no. 31

P1P9 On-site stormwater detention, including the use of grass swales and detention basins,
should be pursued where practicable to minimise and filter stormwater runoff.

Comment [W59]: Water rec no. 37

Comment [W54]: Water rec no.
25.

P2P10 Do not construct over any registered easement without the approval of the body
benefiting from the easement.
P11

Do not construct within 3m of a sewer/water main without the prior approval of the
relevant service authority.

P12

Impervious surfaces should be minimised.

Comment [W60]: Water rec no. 34

P13

Ensure paved areas are at least 50% pervious.

Comment [W61]: Water rec no. 35

P14

In addition to a Stormwater Drainage Plan, residential developments with a gross floor
area greater than 2000m² must also submit a Water Sensitive Urban Design report
from a suitably qualified consultant demonstrating that WSUD has been incorporated
to the maximum extent practicable and that stormwater discharge will be reduced to
the maximum extent practicable.

Comment [W62]: Water rec no. 23

P15

All developments with a gross floor area greater than 2000m² are to undertake a
stormwater quality assessment to demonstrate that the development will achieve the
post-development pollutant load standards indicated below:

Comment [W63]: Water rec no. 16

a)

Litter and vegetation larger than 5mm: 90% reduction on the Baseline
Annual Pollutant Load;

b)

Total Suspended Solids: 85% reduction on the Baseline Annual Pollutant
Load;

c)

Total Phosphorous: 65% reduction on the Baseline Annual Pollutant Load;

P3

d)

Total Nitrogen: 45% reduction on the Baseline Annual Pollutant Load

P4

Provide and implement a soil and water management Site Work Plan which ensures
minimum soil erosion and maintenance of downstream water quality. The Site Work
Plan outlines practices to control runoff, mitigate soil erosion and trap pollutants before
these can reach downslope lands and receiving waters.
The Plan shall be in
accordance with the guidelines set by the Environment Protection Authority,
Department of Land and Water Conservation and Council‘s adopted Erosion
Sedimentation Control Policy.

Comment [W64]: Water rec no. 21
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1.6.8

Waste Management & Minimisation

Comment [W65]: Waste re no. 1

Objectives
O1

To minimise material usage and waste during building, construction and demolition.

O2

To minimise the level of waste during operation reduce new building material usage
and minimise volume of demolition materials.

Provisions
P1

A Waste Management Plan for the demolition, construction and operation of the
building must be provided in accordance with Part B: Section 19 - Waste Management.

P2

The building should be designed to encourage waste minimisation (e.g. source
separation, reuse and recycling).

P3

Adequate recycling systems must be provided in the design of the garbage room.

P4

Materials with long lives and low maintenance needs are encouraged to be
incorporated.

P5

Contractors and sub-contractors employed to undertake proposed construction works
and waste removal should be educated about the waste objectives of the development.

P6

The storage of any hazardous waste materials must be adequately secured.

1.6.9

Sustainable roofs

Objectives
O1

To produce renewable energy;

O2

To produce solar hot water;

O3

To reduce internal heating and cooling requirements;

O4

To improve the aesthetics and amenity of the urban environment;

O5

To increase biodiversity;

O6

To reduce stormwater flows;

O7

To improve stormwater quality;

O8

To improve air quality;

O9

To reduce the urban heat island effect;

O10

To improve the efficiency of photovoltaic cells;

O11

To sequester carbon;

O12

To improve the life-span of roof membranes;

O13

To reduce noise pollution;

O14

To allow for food production where appropriate; and

O15

To provide accessible roof space.

Provisions
P1

Development applications for buildings or parts of buildings with generally flat roofs
are to submit a roof plan demonstrating how the available roof space contributes to
the achievement of five or more of the above objectives.
‗Available roof space‘ excludes:
 Roof plant;
 Lift overruns.

B
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‗Available roof space‘ includes but is not limited to:
 Roof-top gardens, terraces and recreational spaces.
Council encourages the provision of green roofs (extensive, intensive or a hybrid or
combination) to achieve many of the above objectives.
The North Sydney Council Green Roof Resource Manual should be consulted for
technical guidance on the design, construction and maintenance of green roofs.
Comment [W69]: Energy rec no.
59

1.6.10 Wind Turbines
Objectives
O1

To manage the impacts of wind turbines

Provisions
P1

Wind turbines are:
(a) not to involve the removal or pruning of a tree or other vegetation that requires a
permit or development consent for removal or pruning, unless that removal or pruning
is undertaken in accordance with a permit or development consent;

Comment [W70]: Energy rec no.
61

(b) to be clear from power lines in accordance with the requirements of the relevant
electricity authority;
(c) not to affect the structural integrity of the building;
(d) should not detract from the significance of a heritage item or a heritage
conservation area;
(e) not to be located along a bat or bird flyway; and
(f) to be installed in accordance with manufacturer‘s specifications.
P2

Wind turbines are not to cause the following LAeq levels to be exceeded in any nearby
residential development (with windows closed):

Comment [W71]: Energy rec no.
60

(a) in any bedroom in the building—35 dB(A) at any time between 10pm and 7am;
(b) anywhere else in the building (other than a garage, kitchen, bathroom or
hallway)—40 dB(A) at any time.
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SECTION 2
2.1

COMMERCIAL & MIXED USE
DEVELOPMENT

INTRODUCTION

The North Sydney LGA contains a variety commercial centres ranging from one of Australia‘s
largest commercial centres down to small scale neighbourhood centres focusing on one or a
small cluster of retail shops and services.
The most significant commercial centre in the North Sydney LGA is the North Sydney Central
Business District (CBD), which primarily comprises tall commercial towers with some isolated
mixed commercial and residential development. Its close proximity to Sydney Harbour and
City of Sydney provides the area with a vibrant and successful commercial centre. The CBD
is well serviced by public transport and provides access to a wide range of employment,
cultural, social, educational and recreational opportunities. Conversely, the amenity of the
CBD is compromised by a general lack of open space, access to solar access and intensively
used public walkways. Its good access to public transport and proximity to the Sydney CBD,
reinforces the need to encourage high grade commercial floor space to ensure that the CBD
continues to contribute to its status as a ―global city‖ as identified under the Metropolitan
Strategy.
The remaining centres of North Sydney comprise a variety of mixed use areas zoned either
B1 – Neighbourhood Business, B4 – Mixed Use or IN2 - Light Industrial. These centres
generally provide for a wide range of residential, commercial and high tech industrial
floorspace. The proximity of residential and commercial development can create potential
conflicts which must be addressed at the design stage such that amenity of residents is
maximised while also enabling commercial premises to operate effectively and contribute to
a vibrant centre.

2.1.1

General Objectives

The general objectives of this Section of the DCP are to ensure that commercial and mixed
use developments:
O1

can meet the aims and residential and employment population targets as outlined in
the State Government‘s Metropolitan Strategy and Inner North Subregional Strategy,

O2

can meet the aims and dwelling targets of Council‘s Residential Development Strategy,

O3

is consistent with the principles contained within the Integrated Land Use and
Transport Policy;

O4

provide various grades and sizes of commercial floorspace to accommodate a mix of
business, service, high tech industry, retail and recreational uses,

O5

are designed to contribute positively to their surroundings and particularly to diversity,
vitality, social engagement and ‗a sense of place‘,

O6

provide active street frontages both during the day and night,

O7

contribute to maximising public transport usage, walking and cycling,

O8

provide an acceptable level of amenity to residents living within and adjoining centres,

O9

are designed to mitigate against the extreme impacts of the sun, wind and rain,

O10

provide adequate natural light to buildings, public places and streets,

O11

incorporate innovative sustainable design to reduce energy and water consumption
and meets or exceeds sustainability requirements,

O12

minimise the acoustic impacts on residents from non-residential activities,

O13

maximise opportunities for the sharing of views,
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O14

creates safe and high quality urban environments through careful design of buildings
and use of materials, and a well designed and maintained public domain,

O15

encourages the provision of adaptable office development which meets the
requirements of new office technology and caters for variations in office layout and
use,

O16

soften the highly urbanised landscape by introducing water and greenery,

O17

minimise stormwater runoff, maintain or improve stormwater quality and encourage
recycling where possible, and

O18

contribute to attractive and well designed public open spaces to service increased
population of the area.

2.1.2

When does this section of the DCP apply?

This section of the DCP applies to:
(a)

development for any purpose on land zoned:
(i)

B1 – Neighbourhood Centre,

(ii)

B3 – Commercial Core,

(iii)

B4 – Mixed Use zone.

(b)

development for any non-residential purpose on land zoned IN2 – Light
Industry, and

(c)

development for any purpose on land zoned SP2 – Infrastructure, except where
any adjacent or adjoining land is zoned:
(i)

R2 – Low Density Residential,

(ii)

R3 – Medium Density Residential,

(iii)

R4 – High Density Residential, or

(iv)

E4 – Environmental Living.

Where the subject land is zoned SP2 – Infrastructure and any adjacent or adjoining land is
zoned R2 – Low Density Residential, R3 – Medium Density Residential, R4 – High Density
Residential or E4 – Environmental Living, development applications will be required to
comply with Section 3 – Non-residential development in residential zones to Part B of this
DCP.
If land zoned SP2 – Infrastructure is located adjacent to more than one of the following
zones:
(a)

B1 – Neighbourhood Centre,

(b)

B3 – Commercial Core,

(c)

B4 – Mixed Use zone,

(d)

IN2 – Light Industry,

then the controls of the most restrictive zone will apply to the subject site. For example, if
the subject site is located adjacent to land zoned B1 – Neighbourhood Centre and B4 – Mixed
Use, then the provisions of the B1 – Neighbourhood Centre would apply.

2.1.3

Relationships to other sections

Where relevant, this section of the DCP should be read in conjunction with the following
Sections of the DCP:
(a) Part A: Section 3 – Submitting an Application;
(b) Part B: Section 8 – Outdoor Dining and Display of Goods on the Footpath;
(c) Part B: Section 9 – Advertising and Signage;
B
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(d) Part B: Section 10 – Car Parking;
(e) Part B: Section 11 – Traffic Guidelines for Development;
(f) Part B: Section 12 – Access;
(g) Part B: Section 13 – Heritage and Conservation;
(h) Part B: Section 14 – Contamination and Hazardous Building Materials;
(i) Part B: Section 15 – Bushland;
(j) Part B: Section 16 – Tree Management;
(k) Part B: Section 17 – Erosion and Sediment Control;
(l) Part B: Section 18 – Stormwater Drainage;
(m) Part B: Section 19 – Waste Management; and
(n) Part B: Section 20 – Public Infrastructure.

2.1.4

Relationships to other documents and planning policies

Where relevant, this section of the DCP should be read in conjunction with the following:

2.2

(a)

SEPP No.65 – Design Quality of Residential Flat Development;

(b)

The DoP‘s Residential Flat Design Code;

(c)

SEPP (Affordable Rental Housing) 2009;

(d)

SEPP (Housing for seniors and people with a disability) 2004;

(e)

SEPP (Building Sustainability Index: BASIX) 2005;

(f)

SEPP (Infrastructure) 2007;

(g)

The DoP‘s Development Near Rail Corridors and Busy Roads – Interim Guideline
(19 December 2008);

(h)

SREP (Sydney Harbour Catchment) 2005; and

(i)

The DoP‘s Sydney Harbour Foreshores and Waterways Area DCP (2005).

FUNCTION

The main financial and business activities are complemented by a variety of other supporting
infrastructure, activities and services located in and around the area which are essential to
its functioning as a place where people work, live and visit.
Diversity of people, environments and experiences encourages activity and contributes to the
popularity of areas. Diversity attracts many users, extends the usefulness of the area and
contributes to the sustainability of both community and environment.

2.2.1

Diversity of activities, facilities, opportunities and services

Objectives
O1

To ensure a diversity of activities, facilities, opportunities and services is provided,
including high grade business accommodation, community services, employment,
entertainment, government agencies, health and welfare, recreation and retail.

O2

To ensure that streets are appropriately activated to encourage pedestrian use.

Provisions
P1

Non-residential buildings or components of buildings should incorporate a variety of
different sized spaces that reflect a site‘s location in the commercial centre hierarchy
(i.e. large floor plates should be provided in higher order centres with small floor
plates in lower order centres).
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P2

Consideration should be given to incorporating community and entertainment facilities
within a development.

P3

A variety of uses should be provided at street level, which contributes positively to
economic and social vitality.

P4

Avoid blank walls that face streets and laneways at the ground level.

P5

Enhance the amenity of the public domain to meet the needs of the workforce,
residents and visitors.

P6

Mixed use developments within the B1 – Neighbourhood Centre, B4 – Mixed Use or
IN2 – Light Industrial zones should:

2.2.2

(a)

ensure all residential common areas of the building (including the principal
entrance to the building) are accessible to all persons regardless of mobility; and

(b)

have the retail/commercial uses located on the ground floor, retail/commercial
or residential uses on the first floor, and residential uses on upper floors.

Maximise use of public transport

Objectives
O1

To ensure that developments maximise access to public transport, walking and cycling.

O2

To try and achieve a modal split of 60% pubic transport and 30% private car.

Provisions
P1

Locate pick up and drop off points for public transport and taxi ranks as close as
possible to public spaces and activities.

P2

Locate short stay (ten minute) parking spaces within or as close as possible to meeting
places.

P3

Limit the amount of long stay commuter parking on site to that which existed at the
time of gazettal of NSLEP 2001 (Amendment No.9 – North Sydney Centre) on the 28
February 2003.

P4

Minimise any non-residential parking on site.

P5

Bicycle storage facilities are provided in accordance with Part B: Section 10 - Car
Parking and Transport.

P6

Provide showers for use by cyclists and people that walk to work.

2.2.3

Mixed Residential Population

Objectives
O1

To provide a mixed residential population in terms of age, gender, household type and
size, education, income and employment, including households with children,
households on low to moderate incomes, households with aged or disabled persons.

Provisions
P1

Mixed use developments incorporating residential accommodation should aim to
achieve a dwelling yield generally consistent with Council‘s Residential Development
Strategy (2009).

P2

Mixed use developments incorporating residential accommodation containing less than
20 dwellings must include, at least two of the following dwelling types:

B
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studio;

(b)

1-bedroom;

(c)

2-bedroom; and

(d)

3-bedroom.
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P3

Despite P2 above, no more than 55% of all dwellings must comprise a combination of
both studio and 1-bedroom dwellings.

P4

Mixed use developments incorporating residential accommodation containing 20 or
more dwellings should provide a mix of dwelling sizes in accordance with Table B-2.1.
TABLE B-2.1: Dwelling Mix
Dwelling Size

Portion of development

studio

10-20%

1 bedroom

25-35%

2 bedroom

35-45%

3 bedroom+

10-20%

P5

Variations to the dwelling mix within P3 or P4 will not be considered, unless the
applicant can adequately demonstrate by an authoritative analysis of current and
future market demand that the suggested mix is not reasonable.

P6

A minimum of 15% of dwellings in mixed use developments containing more than 5
dwellings must comprise adaptable housing1, and be designed and constructed to a
minimum Class C Certification under AS 4299 – Adaptable Housing.

P7

Where adaptable housing is to be provided, the adaptable housing components must:

P8

(a)

be integrated into the overall design of the development, and must not be
isolated; and

(b)

not use a different standard of materials and finishes to the remainder of the
building.

Provide services and facilities within the development that meet the needs of different
population groups and build flexibility into communal spaces to meet changing needs.

2.2.4

Hotel design

Objectives
O1

To ensure that hotels are not used or converted for permanent residential
accommodation.

Provisions
P1

A maximum of 50% of rooms must not be provided with kitchens or kitchenettes.

P2

Rooms are to be provided in accordance with the dimensions indicated in Table B-2.2.
TABLE B-2.2 - Minimum and maximum room sizes
Number of persons

1

Minimum Size
2

Maximum Size

1

10.5m

27m2

2

2

16m

27m2

3

21.5m2

27m2

4 (max)

27m2

27m2

Adaptable housing is designed with accessible features that can be modified to meet changing needs of residents
over time. Typical adaptable features include level and wider doorways and corridors, slip resistant floor surfaces,
reachable power points, lever door handles and lever taps. When designing adaptable housing consult AS 1428,
4299 and AS 4586.
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P3

Common facilities such as conference rooms, restaurants and bars must be provided.

P4

Balconies to hotel rooms are not permitted.

2.2.5

Hotel management

Objectives
O1

To ensure that hotels are appropriately managed.

Provisions
P1

Hotels are to be operated as one entity with a central management structure.

P2

A Management Statement, stating that the premise is a hotel with common facilities,
should be submitted with the DA to ensure that the premise operates as a hotel.

P3

Prior to the granting of any development consent the Management Statement should
be conjointly signed by Council and applicant.

P4

Maximum period of tenure for guests must not exceed 13 weeks.

P5

Rooms are to be serviced daily.

2.3

ENVIRONMENTAL CRITERIA

A clean and protected environment is important to the community. It contributes to the
comfort and wellbeing of current users and to the sustainability of the environment for future
generations.

2.3.1

Clean Air

Objectives
O1

To ensure that development does not adversely affect air quality.

Provisions
P1

Operating plant, building materials and finishes should be incorporated that are nontoxic and reduce toxic emissions.

P2

Discourage use of the private motor car and encourage walking, cycling and use of
public transport.

P3

Car parking is provided in accordance with Part B: Section 10 - Car parking and
Transport.

2.3.2

Noise

Objectives
O1

To ensure reasonable levels of acoustic amenity to nearby residents.

Provisions
P1

B
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TABLE B-2.3 –Noise Emission Limits
Time Period
Day
Weekday

Weekend

Week
Day

Time

Max 1 hour noise level
(LAeq 1 Hour)

7am – 6pm

55 dBA

Evening

6pm – 10pm

50 dBA

Night

10pm – 7am

40 dBA

Day

8am – 7pm

50 dBA

Evening

7pm – 10pm

45 dBA

Night

10pm – 8am

40 dBA

Notes: LAeq (1hour) readings are to be measured during the noisiest 1 hour period between Day –
7/8am to 6/7pm, Evening – 6/7pm – 10pm and Night – 10pm to 7/8am.

P2

In terms of determining the maximum noise levels as required by P1 above, the
measurement is to be taken at the property boundary of the nearest residential
premises. Within a mixed use development, the boundary is taken to be nearest floor
ceiling or wall to a residential dwelling on the site.

P3

Despite P1 above, the noise emission associated with the operation of non-residential
premises or non-residential components of a building must not exceed 5 dBA above
the background maximum 1 hour noise level (LAeq 1 Hour) during the day and
evening and not exceeding the background level at night when measured at the
boundary of the property.

P4

Council may require the submission of an Acoustic Report to ensure compliance with
P1 above.

P5

Plant and machinery should incorporate noise reduction measures to minimise their
impacts.

P6

Developments should be designed and / or incorporate features that reduce noise
transmission.

P7

Where practical, development should incorporate adequate measures for tonal, low
frequency, impulsive, or intermittent noise.

P8

Developments must comply with EPA Industrial Noise Policy 2000 in particular the
modification required for acceptable noise level (ANL).

2.3.3

Wind Speed

Objectives
O1

To ensure pedestrian comfort is not adversely affected by wind when walking along
public streets or sitting down in public spaces.

Provisions
P1

Buildings should be designed to reduce wind velocity at footpaths and public outdoor
spaces.

P2

Development should not result in the wind speed exceeding 13m/s at footpaths and
accessible outdoor spaces.

P3

A Wind Impact Report, prepared by an appropriately qualified person, must be
submitted with any application where the proposal results in the building exceeding
33m in height.
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2.3.4

Reflectivity

Objectives
O1

To minimise the impacts by reflected light and solar reflectivity from buildings on
pedestrians and motorists.

Provisions
P1

Buildings should provide a greater proportion of solid to void on all facades and use
non-reflective materials.

P2

Buildings should use non-reflective glass and / or recess glass behind balconies.

P3

Sun shields, such as awnings, canopies and pergolas should be provided to glazed
areas.

P4

Council may require the submission of a Reflectivity Study prepared by a suitably
qualified consultant.

2.3.5

Artificial illumination

Objectives
O1

To minimise the impact of artificial illumination on the amenity of residents and
pedestrians.

O2

To provide a safe urban environment without adverse affects on surrounding
development or the public domain.

O3

To minimise the impact of artificial illumination in contributing to sky glow.

O4

To encourage the use of energy efficient lighting.

Comment [W2]: Energy rec no. 48

Provisions
P1

External facades of buildings should not be floodlit.

P2

Where external artificial illumination is proposed:

P3

(a)

it should be designed and sited to minimise glare.

(b)

It must comply with the standards set out in Australian Standard AS 4282 –
Control of the Obtrusive Effects of Outdoor Lighting.

Illumination of roof top and/or podium level facilities is not to exceed the curfew
outlined in Table B-2.4.
TABLE B-2.4 – Illumination curfews
Zone

Curfew Time

B3 – Commercial Core

1.00am

B1 – Neighbourhood Centre

11.00pm

B4 – Mixed Use
IN2 – Light Industry

P4

Entrances must be well lit and do not produce shadows or adverse glare.

P5

Staff entrances which are separated from the main building entrance must be well lit
and opportunities for casual surveillance is maximised.

P6

Energy efficient lighting and technology should be used to reduce energy consumption.
Consider the use of solar powered illumination.

Comment [W3]: Energy rec no. 49
& 65

P7P6 Use of tTimers and sensors should be used to minimise energy consumption and
minimise sky glow.

Comment [W4]: Energy rec no. 51
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P8P7 Council may require the submission of a Lighting Report for a development prepared
by an appropriately qualified person.

2.3.6

Awnings

Objectives
O1

To provide adequate weather protection for people using streets and other public
spaces.

Provisions
P1

Provide continuous, horizontal awnings on all street frontages which are activated by
ground floor uses and those streets identified in the relevant area character statement
(refer to Part C of the DCP), using materials that are sun, rain and wind proof.

P2

Awnings must be provided as required in Table B-2.5.
TABLE B-2.5 – Awnings
Zone
Requirement

Minimum Width
Setback from
kerb -

General

To
accommodate
street trees
Height above footpath level

B3 – Commercial Core
B4 – Mixed Use

B1 – Neighbourhood
Centre

2m (min)

2m (min)

1.1m
(or 600mm where
walkway is not of
sufficient width)

600mm

1.5m

2.0m

3.2m - 4.2m

3.0m - 3.6m

P3

New awnings should match the height of existing awnings on adjacent sites.

P4

Weather seals are to be provided between new and existing awnings on adjacent sites
and between the waning and the building.

P5

Where appropriate, temporary shade structures such as retractable blinds, umbrellas
and pergolas may be provided (e.g. to outdoor café and gardens).

P6

Openings with a minimum dimension of 1.5m - 2m (measured from kerb) by 2.5m
wide must be provided in awnings located over public footpaths to allow for the
accommodation of street trees.

2.3.7

Solar access

Objectives
O1

To ensure that solar access is maintained to Special Areas, open spaces and publicly
accessible outdoor places.

O2

To maintain solar access to residential areas surrounding the North Sydney Centre.

O3

To avoid the creation of long solid masses of development which prevent the
penetration of daylight and/or sunlight through to pedestrian levels and to northern
and eastern facades of buildings.
Comment [W5]: Energy rec no. 23

O3O4 To ensure that all dwellings have reasonable access to sunlight and daylight.
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Provisions
P1

Developments within the North Sydney Centre must comply with the height and
overshadowing requirements contained within cl.4.3, and cl.6.4 of NSLEP 2012.

P2

Developments located outside of the North Sydney Centre should be designed and
sited such that solar access at the winter solstice (21st June) provides a minimum of 3
hours between the hours of 9.00am and 3.00pm to:
(a)

any solar panels;

(b)

the windows of main internal living areas;

(c)

principal private open space areas; and

(d)

any communal open space areas.

located on the subject property and any adjoining residential properties.
Note:

Main internal living areas excludes bedrooms, studies, laundries, storage areas.

P3

Despite P2 above, living rooms and private open spaces for at least 70% of dwellings
within a residential flat building or shoptop housing should receive a minimum of 2
hours of solar access between the hours of 9.00am and 3.00pm at the winter solstice
(21st June).

P4

New development should not overshadow existing or proposed public open spaces
located outside of the North Sydney Centre between 11.30am and 2.30pm.

P5

Spaces are to be created between taller buildings to avoid a solid mass of development
and to allow daylight and/or sunlight to penetrate through to pedestrian level.

P6

Setbacks must be provided between buildings above the podium level.

P7

Provide a mix of sun-protected and unprotected areas in public open space, roof top
gardens and other outdoor spaces.

P8

Avoid providing apartments within mixed use developments that have a sole
orientation to the south. Where south facing apartments can not be avoided, ensure
that they are provided with adequate access to natural light (e.g. by providing
enlarged windows, skylights and the like).

P8P9 The use, location and placement of photovoltaic solar panels should take into account
the potential permissible building form on adjacent properties.

2.3.8

Views

Due to North Sydney‘s sloping topography and proximity to Sydney Harbour, views and
vistas comprise special elements that contribute to its unique character and to the amenity
of both private dwellings and the public domain.
New development has the potential to adversely affect existing views. Accordingly, there is
a need to strike a balance between facilitating new development while preserving, as far as
practicable, access to views from surrounding properties.
When considering impacts on views, Council will generally not refuse a development
application on the grounds that the proposed development results in the loss of views, where
that development strictly complies with the building envelope controls applying to the subject
site.
Objectives
O1

To protect and enhance opportunities for vistas and views from streets and other
public places.

O2

To protect and enhance existing views and vistas from streets and other public spaces.

O3

To provide additional views and vistas from streets and other public spaces where
opportunities arise.
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O4

To encourage view sharing as a means of ensuring equitable access to views from
dwellings, whilst recognising development may take place in accordance with the other
provisions of this DCP and the LEP.

Provisions
P1

Where appropriate, the opening up of views should be sought to improve the legibility
of the area.

P2

Provide public or semi-public access to top floors where possible (e.g. restaurants, roof
top gardens and facilities).

P3

Use setbacks, design and articulation of buildings to maintain street views, views from
public areas and those identified in the relevant area character statement (refer to Part
C of the DCP).

P4

Maintain and protect views identified in the relevant area character statement (refer to
Part C of the DCP) from future development.

P5

Where a proposal is likely to adversely affect views from either private or public land,
Council will give consideration to the Land and Environment Court‘s Planning Principle
for view sharing established in Tenacity Consulting v Warringah Council [2004]
NSWLEC 140. The Planning Principle is available to view on the Land and Environment
Court‘s website (www.lawlink.nsw.gov.au/lec).

2.3.9

Acoustic privacy

Objective
O1

To ensure all residents within mixed use developments are provided with a reasonable
level of acoustic privacy.

Control
P1

This subsection only applies to the residential component of any mixed use
development.

P2

New dwellings shall be designed and constructed to comply with the criteria specified
in Table B-2.6 for all noise intrusion from external noise sources (including mechanical
services noise from within the development itself), with windows and doors closed:
TABLE B-1.6: Acoustic Amenity
Internal Space

Time Period

Max 1 hr noise level
(LAeq 1 Hour)

Living areas

Day or Night

≤ 40 dBA

Sleeping Areas

Day or Night

≤ 35 dBA

Notes: Readings are to be LAeq (1hour), when measured during the noisiest 1 hour period between Day 7am
to 10pm; and Night – 10pm to 7am.

P3

Where multiple dwellings are provided within the same building, the residential
components of the building shall be designed and constructed to comply with the
requirements in Table B-2.7 regarding acoustic insulation of walls and floors.
TABLE B-2.7: Acoustic transmission
Item
Field Sound Reduction
Index R‘w of walls floors
services and ducts

Criteria
BCA as Amended,
Except that Field Noise Reduction Index of all intertenancy walls shall be designed to achieve ≥R‘w55 and
the intent of the BCA requirements.
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TABLE B-2.7: Acoustic transmission
Item

Criteria

Field Sound reduction
Index R‘w of doors

Any door (including the effects of its frame and any edge
gaps) in a wall between a dwelling and a stairwell or other
internal common area shall be designed to achieve an
≤R‘w28

Field Impact Isolation
Class (FICC) of floors

Where the floor separates a habitable room of one
dwelling and another habitable room, bathroom, toilet,
laundry, kitchen, plant room, stairway, public corridor,
hallway and the like of a separate tenancy, the floor shall
shall be designed to achieve a Field Impact Insulation
Class of FIIC ≥55.

P4

An acoustic report prepared by a certified acoustic consultant must be submitted with
all development applications which involves the construction of 4 or more new
dwellings and must address the requirements to P2.

P5

Buildings are to be designed and rooms positioned to reduce noise transmission within
and between dwellings.

P6

Bedrooms should be designed so that wardrobes provide additional sound buffering
between rooms within the dwelling or between adjoining dwellings over and above the
requirements in P3 above.

P7

Windows and doors should be located away from external noise sources, or buffers
used where separation can not be achieved.

P8

Materials with low noise penetration properties should be used where practical.

P9

Locate bedrooms and private open spaces away from noise sources such as garages,
driveways, mechanical equipment and recreation areas.

P10

Mechanical equipment, such as pumps, lifts or air conditioners should not be located
adjacent to bedrooms or living rooms of dwellings within the development or on
adjoining properties.

P11

Where dwellings are located on busy roads incorporate the following into the design of
the development to reduce traffic noise within the dwelling:
(a)

cavity brick walls;

(b)

double glazing;

(c)

solid core doors;

(d)

concrete floors; and

(e)

recessed balconies.

P12

Development comprising places of public worship, hospitals, educational facilities or
child care centres or containing residential uses on land which is on or is within 100m
of a railway corridor, a road corridor for a freeway, a tollway, a transit way or any
other road with an annual average daily traffic volume of more than 40,000 vehicles
(based on the traffic volume data published on the website of the RTA) must consider
the requirements of the DoP‘s Development Near Rail Corridors and Busy Roads –
Interim Guideline (19 December 2008) in accordance with cl.87(2) and cl.102(2) of
SEPP (Infrastructure) 2007. An acoustic report may be required to be prepared to
demonstrate compliance with this Guideline and the acoustic requirements within
cl.87(3) and cl.102(3) of the SEPP (Infrastructure) 2007.

P13

Where possible, avoid the use high brick fences on busy roads. High fences present a
harsh and bland appearance to the street, obstruct views from the footpath to gardens
and dwelling entries, reduce amenity for pedestrians and reduce casual surveillance of
the street. Try to reduce acoustic impacts through other acoustic reduction measures.
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2.3.10 Vibration
Objectives
O1

To minimise the impact on safety and the operation of road and rail tunnels.

Provisions
P1

Development on land which is on or is within 60m of a railway corridor, or is adjacent
to a road corridor for a freeway, a tollway, a transit way or any other road with an
annual average daily traffic volume of more than 40,000 vehicles (based on the traffic
volume data published on the website of the RTA) must consider the requirements of
the DoP‘s Development Near Rail Corridors and Busy Roads – Interim Guideline (19
December 2008) in accordance with cl.87(2) and cl.102(2) of SEPP (Infrastructure)
2007. In particular, consideration should be given to the vibration criteria contained
within the Department of Environment Climate Change and Water‘s Assessing
Vibration: a technical guideline. A vibration assessment report may be required to be
prepared to demonstrate compliance with these Guidelines.

2.3.11 Visual privacy
Objectives
O1

To ensure that existing and future residents are provided with a reasonable level of
visual privacy.

Provisions
P1

Locate windows to avoid direct or close views into the windows, balconies or private
open space of adjoining dwellings.

P2

Where windows are located with a direct outlook to windows of an adjacent dwelling,
the windows must be provided with a minimum sill height of 1.5m, or use fixed
obscure glazing or other privacy devices.

P3

Provide suitable screening structures or planting to minimise overlooking from
proposed dwellings to the windows, balconies or private open space of adjacent
dwellings, to windows, balconies or private open space of dwellings within the same
development.

P4

Provide visual separation between any non-residential use and residential uses within
buildings and sites.

P5

The residential components of mixed use developments are to provide adequate
separation between habitable rooms, balconies and non-habitable rooms, consistent
with SEPP 65. The relevant separation distances are reproduced in Table B-2.8.
TABLE B-2.8: Building Separation Requirements

P6

Separation
between habitable
balconies & nonhabitable rooms

Separation
between nonhabitable rooms

12m

9m

6m

18m

12m

9m

24m

18m

12m

Building height
(metres)

Separation
between habitable
rooms

Up to 12m
12-25m
25m +

Council may consider a variation to the building separation control within P5 above,
but only where the applicant can demonstrate that the variation has been made in
response to site and context constraints and that the variation is not made at the
expense of amenity (e.g. visual and acoustic privacy, outlook, solar access). However,
Council will not consider a variation if an apartment‘s only outlook is onto an area that
is under the minimum building separation distance.
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2.4

QUALITY BUILT FORM

Commercial centres and their skylines evolve. Well designed buildings respond to the
environment of the centre in terms of the various scales at which they are experienced.
They can also make a positive contribution to the character and identity of the centre and
provide a benchmark for innovative design in building and environmental technology.
Buildings in centres should have a positive relationship with relevant topographical features,
surrounding buildings and the townscape when viewed from all directions.
Proposals for large scale developments have the potential for dramatic impacts on the urban
environment. They can harm qualities that people value about a place such as solar access
and scale. For these reasons proposals for tall buildings are particularly subject to very close
scrutiny.
Proposals will be assessed in terms of their positive contribution and any adverse impacts
associated with their design and siting. They will be evaluated for the quality of their design
and their response to their urban context.
The relationship of proposals to transport infrastructure will be considered in the assessment.
This includes existing capacity available, the quality of links between transport and the site,
and the feasibility of making improvements to those links.
Any building must be sustainable in the broadest sense taking into account its social and
economic impact, based on whole life costs and benefits.

2.4.1

Context

Objectives
O1

To ensure that the site layout and building design responds to the existing
characteristics, opportunities and constraints of the site and within its wider context
(adjoining land and the locality).

Provisions
P1

Proposed developments must be designed to respond to the issues identified in the
site analysis and in the relevant area character statement (refer to Part C of this DCP).

P2

A Site Analysis is undertaken in accordance with Part A: Section 5 - Site Analysis of
this DCP.

2.4.2

Site Consolidation

Objectives
O1

To enable the creation of a human scale that also reflects a consistent subdivision
pattern.

O2

To enable the creation of suitably sized commercial floor plates that can be tenanted
easily.

Provisions
P1

Amalgamate lots to achieve lot frontage identified in the relevant area character
statement (refer to Part C of the DCP).

P2

Break down the apparent length of buildings by incorporating articulation, design and
detailing and or a change in materials, finishes and colours.

2.4.3

Setbacks

Objectives
O1

To enable a reduction in the impact of scale.

O2

To ensure adequate ventilation, solar access, privacy, view sharing and a reduction of
adverse wind effects.
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Provisions
General
P1

Provide a setback for public space at ground level where indicated in the relevant area
character statement (refer to Part C of the DCP).

P2

New development must give consideration to the setbacks of adjacent buildings and
heritage items.

Front
Figure B-2.1:
Weighted average is the average of
projections and recesses from setback
above podium (i.e. x +x+ y / 3 =
podium setback)

P3

A zero metre setback must be provided, unless an alternative setback is identified
within the in the relevant area character statement (refer to Part C of the DCP).

P4

That part of the building located above the podium must be setback a weighted
average (refer to Figure B-2.1) in accordance with the relevant area character
statement (refer to Part C of the DCP).

Side & Rear
P5

A zero metre setback, unless an alternative setback is identified within the relevant
area character statement (refer to Part C of the DCP).

P6

Despite P5 above, buildings containing non-residential activities must be set back a
minimum of 3m from the property boundary where the adjoining site has balconies or
windows to main living areas of dwellings or serviced apartments located at the same
level.
Note: Side setbacks may be affected by building separation requirements and or podium level setback
requirements.

P7

Despite P5 above, a development proposed on land adjoining or adjacent to a
Residential or Recreation zone must not exceed a building height plane commencing:
(a)

at 3.5m above ground level (existing) and projected at an angle of 45 degrees
internally to the site from all boundaries that directly adjoin land zoned R2 – Low
Density Residential, R3 – Medium Density Residential, R4 – High Density
Residential, RE1 – Public Recreation, or

(b)

at 3.5m above ground level (existing) and projected at an angle of 45 degrees
internally to the site from the centre line of any adjoining road or laneway
separating the site from land zoned R2 – Low Density Residential, R3 – Medium
Density Residential, R4 – High Density Residential, RE1 – Public Recreation.
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Figure B-2.2:
Building height plane requirements

P8

Where setbacks are required from existing property boundary this should be clear of
all structures above and below ground level, excluding awnings and other elements
allowed by Council.

P9

Where an applicant seeks a basement structure built to the property boundary fronting
a laneway in the B1 – Neighbourhood Centre or B4 – Mixed Use zone for the purposes
of underground car parking, Council may require a 1.5m setback at street level to be
provided subject to an s.88B instrument application outlining public access rights, clear
of any structure to 1.5m below ground level (existing) and 3m above ground level
(existing) and requiring all maintenance, cleaning and the like to be the responsibility
of the property owner.
Applicants are advised to contact Council prior to the
lodgement of any development application seeking a basement car park built to the
property boundary fronting any laneway to determine if the setbacks in this provision
are required to be met.

P10

Stratum subdivisions will generally not be accepted for dedication of land/airspace to
Council.

2.4.4

Podiums

Objectives
O1

For buildings to reinforce a human scale when read from the public domain.

O2

To ensure that laneways are integrated into pedestrian network.

O3

To ensure that laneways are safe and comfortable for pedestrians.

Provisions
Figure B-2.3:
Podium/tower form of development
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P1

Where required, a podium must be provided along all street frontages including
laneways, with a height and setback above the podium, in accordance with the
relevant area character statement (refer to Part C of the DCP).

P2

Podiums should match the height and setbacks of adjacent buildings or the average of
the heights of the adjacent podiums having regard to their existing nature and/or their
redevelopment potential.

P3

Where the ground level changes across the width of a site, the podium should be
stepped at an appropriate location to maintain a characteristic podium height.

2.4.5

Building design

Objectives
O1

To ensure that buildings are designed to reinforce the urban character of a locality.

O2

That buildings clearly define streets, street corners and public spaces.

Provisions
P1

Floor to ceiling heights should be provided in accordance with the minimum
requirements set out in Table B-2.9.
TABLE B-2.9: Minimum floor to ceiling height requirements
Zone

Ground Floor

First Floor

Upper Floors

B1 - Neighbourhood Business

3.3m

2.7m

2.7m

B3 - Commercial Core

3.3m

3.3m

3.3m

B4 - Mixed Use

3.3m

3.3m

2.7m

IN2 – Light Industrial

3.3m

2.7m

2.7m

P2

Council may consider a variation to the minimum requirements in P1, but only if the
applicant can demonstrate that the dwelling or non-residential floor space is capable of
receiving satisfactory natural daylight and ventilation (e.g. shallow apartments /
commercial tenancies with large amounts of window area).

P3

The apparent length of buildings should be broken down through the use of
articulation, design and detailing, changes in materials and colours.

P4

High quality materials should be used throughout the building design.

P5

Podiums are to be built to the boundary of the site unless providing a setback for
public space at ground level as required by the relevant area character statement
(refer to Part C of the DCP).

P6

Buildings should be built predominantly to setback alignment.

P7

Building should be articulated and have a positive relationship with the public domain
in terms of scale and setbacks.

P8

Building elements, such as materials, finishes, and window dimensions should relate to
neighbouring buildings.

P9

Buildings are to respect the setting and curtilage of heritage items (refer to Part B:
Section 13 - Heritage and Conservation).

P10

Buildings should incorporate architectural detailing and ornamentation which provides
a rich visual reference for pedestrians.

P11

Balconies are to be incorporated within the setback or building envelopes.

Part

B

Page

B2-17

ATTACHMENT TO PDS01 - 13/05/13

Draft North Sydney Development Control Plan 2012
Commercial & Mixed Use Development

P12

Within the B1 – Neighbourhood Centre zone, provide a traditional two storey shopfront
parapet form along the primary street frontages, with any development above two
storeys (where permissible) set back in accordance with the relevant area character
statement.

2.4.6

Skyline

Objectives
O1

To provide a distinctive and well designed skyline through the introduction of visually
interesting elements in the articulation and detailing of the upper levels and roofs of
buildings.

Provisions
P1

Buildings located on land within the North Sydney Centre must comply with the
building height requirements outlined in cl.4.3 of NSLEP 2012.

P2

The built form should step down from the centre of each commercial or mixed use
centre to a comparable scale at the interface of any adjoining residential zone.

P3

Roofs should be designed such that they are integral with the overall design of the
building.

P4

All roof top located building plant and services are to be contained within a single
structure. It should be centrally located to avoid overshadowing and other impacts.

P5

If telecommunication aerials are to be provided, they must be incorporated into the
roof top design, and not comprise ad-hoc additions.

P6

With respect to buildings greater than 30m in height, and all buildings within the North
Sydney Centre, the roof is to be designed such that consideration is given to the
building being seen in a regional view catchment.

P7

All plant room equipment must not be visible from any location viewed from ground
level.

2.4.7

Junction and termination of streets

Objectives
O1

To ensure that the design and form of buildings reinforces the junction and termination
of streets (excluding laneways).

Provisions
P1

2.4.8

Buildings located on the corner of a street intersection or at the termination of a street
should:
(a)

be designed with increased emphasis to anchor primary vistas and nodal points;

(b)

be designed such that the corner of the building addressing an intersection is
reinforced through utilisation of splays, curves, building entries and other
architectural elements;

(c)

where located at a street intersection, incorporate a minimum 1.5m splay
measured from the corner of the intersection along each property boundary; and

(d)

be designed such that the building‘s height is concentrated on that section of the
building located at the corner of the street intersection or is centralised on the
street façade where it is located at the termination of a street.

Balconies - Apartments

Objectives
O1
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Provisions
P1

Balconies must be incorporated within building envelope (as specified by setbacks and
or building height plane) and should not be located on roofs, podiums or be
cantilevered.

P2

Balconies should be integrated into the overall architectural form and detail of the
building.

P3

No balconies, verandahs or the like are to project over the public domain.

P4

Where a proposal involves the conversion of an existing commercial building, and that
commercial building‘s envelope does not comply with the setback and/or building
envelope controls for the site, any new balcony must not project beyond the existing
building‘s envelope.

P5

Balconies should not be enclosed.

P6

Notwithstanding P5, Council may permit the enclosure of a balcony, but only if:

P7

2.4.9

(a)

the building is predominantly characterised by enclosed balconies; or

(b)

if the building is not predominately characterised by enclosed balconies, subject
to the approval of a balcony strategy for the building.

A balcony strategy should:
(a)

include details outlining the size, scale and choice of materials of the proposed
enclosure/s); and

(b)

be adopted by the body corporate before being submitted to Council.

Through-site pedestrian links

Objectives
O1

To increase pedestrian permeability through commercial and mixed use centres.

O2

To increase linkages to facilities, outdoor spaces and public transport.

O3

To provide safe and usable pedestrian spaces.

O4

To increase the amenity for pedestrians.

Provisions
P1

Provide linkages through sites to other streets and laneways as identified in the
relevant area character statement (refer to Part C) applying to the site or where
enhancing pedestrian movement to public transport infrastructure.

P2

Provide linkages to facilities, outdoor spaces and public transport.

P3

Provide public access through pedestrian links from 6am to 10pm daily.

P4

Pedestrian links must be lined with active uses along at least one side of the link to
engage pedestrians.

P5

Pedestrian links must be a minimum of 6m in width that is free from obstructions.

P6

Escalators must be provided within the link where there is a substantial change in
level.

P7

The number of pedestrian entries to the link is maximised.

P8

The extent of natural light to the link should be maximised where possible.

P9

Signage must be provided at the entry to the linkage, indicating public accessibility
and the street to which the connection links.

P10

Opportunities for integration of public art installations within the link are to be
maximised.

P11

The linkage is to be designed to positively respond to the ―safer by design‖ principles.
Part
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2.4.10 Streetscape
Objectives
O1

To ensure that footpaths, kerb and guttering and street trees contribute to a
consistent streetscape.

O2

To promote the creation of lively and active street and laneway frontages.

O3

To create visual interest in the built form.

O4

To create a feeling of safety both by day and night.

Provisions
P1

The ground level of buildings should align with the corresponding level of the adjacent
footpath, laneway or outdoor space.

P2

Continuous active uses, such as shops and cafes, should be provided at the ground
level of the building to all streets, laneways and public spaces.

P3

Where practical, the building‘s ground level façade to a laneway should be provided as
an active frontage (e.g. has a retail or commercial premises fronting the laneway).

P4

Landscaping and changes in level at building frontages is to be avoided where possible
to facilitate natural surveillance of public areas and views into buildings.

P5

All ground level windows fronting street, laneways and public spaces must be glazed
with clear glass, to promote active surveillance of the public domain.

P6

All ground level shopfronts are to have a zero metre setback unless specified in the
relevant area character statement (refer to Part C of the DCP).

P7

Introduce visually interesting elements to the building façade such as articulation,
detailing and art works.

P8

Streetscape elements, such as street furniture, lighting, awnings, outdoor seating and
umbrellas, are to be consistent with Council‘s corporate standards.

2.4.11 Entrances and exits
Objectives
O1

To enable equitable access to all persons regardless of ability.

O2

To ensure that entrances are clearly visible from the street and convey a sense of
address.

Provisions
P1

Main entrances and exits located at the front of the site must be directly visible from
the street.

P2

At least one main entrance to the building provides a continuous path of travel.

P3

Entrances must not be obscured by landscaping or other obstacles and have clear sight
lines.

P4

Entrances are clearly identifiable to reduce confusion and unintentional entry.

P5

If exits to the building are closed after hours, this must be indicated at the entrance of
the building.

P6

Entrance lobbies are well illuminated, with seating provided and a firm and level nonslip floor surface.

P7

Places of safe refuge are incorporated into the overall design of buildings. Lift lobbies
or toilets may be used as all or part of a safe refuge.

P8

Access to the building must be designed in accordance with the provisions contained
within Part B: Section 12 – Access.
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2.4.12 Nighttime appearance
Objectives
O1

To improve the visual interest of the street and cityscape by night.

Provisions
P1

Encourage the use of large windows to enable internal illumination to spill onto public
footpaths and public areas.

P2

Decorative elements or prominent architectural features of a building should be
illuminated, but only where they do not result in adverse impacts upon nearby
residents.

2.4.13 Public spaces and facilities
Objectives
O1

To ensure that buildings contribute to external and internal public spaces and facilities
nearby and inclusion of these areas as part of the public domain.

O2

To ensure that buildings interact with and contribute positively to their surroundings at
street level.

O3

To ensure that buildings contribute to diversity, vitality, social engagement and ―a
sense of place‖.

Provisions
P1

In terms of built form and intensity, new development should respect the scale,
character and density of existing development located adjacent to business zoned
land.

P2

Development should not detrimentally affect the amenity of the existing area, having
regard to its redevelopment potential.

P3

A range of outdoor spaces should be provided. Larger spaces and deeper footpaths
provide opportunities for a wider range of activities to be accommodated.

P4

Avoid cluttering spaces and changes of level.

P5

Locate facilities that attract people, such as public phones, seating and information
kiosks, in public spaces to reinforce activity at ground level.

P6

Avoid over-management of public spaces by security patrols or through the use of
closed circuit television (CCTV).

2.5

QUALITY URBAN ENVIRONMENT

The design of buildings meets the needs of the widest range of people in the community
from childhood to old age. This includes people with any form of disability. Commercial
centres should be barrier free for the disabled travelling within the centre in the public
domain as well as in the use of private property. Safe and enjoyable continuous paths of
travel should be provided for pedestrians with rear lanes offering convenient short cuts.
Natural surveillance of areas lowers the likelihood of vandalism and crime. Clear sight lines
and the proximity of dwellings and retail areas to the public domain assist in creating a safer
environment. High walls and barriers obscure sight lines and can increase the likelihood of
crime.

2.5.1

Accessibility

Objectives
O1

To ensure that buildings are made accessible to all persons regardless of their
mobility.
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Provisions
P1

2.5.2

Buildings are to be designed in accordance with the provisions contained within Part B:
Section 12 - Access to the DCP.

Safety and security

Objectives
O1

To ensure that a high level of personal safety and security is provided within the
development.

Provisions
P1

Design routes between building entrances to maximise personal safety. Routes from
parking areas to lift lobbies are particularly important in this regard. Clear lines of
sight and well lit routes are required.

P2

Where open space and pedestrian routes are provided, they must be clearly defined,
and have clear and direct sightlines for the users.

P3

Adequate lighting must be provided to open spaces, entrances and pedestrian areas to
avoid the creation of shadowed areas.

P4

Rear service areas and access lanes should either be well secured or easily visible.

P5

Land use activities which operate after normal business hours should be located along
well-used pedestrian routes.

P6

Public toilets, telephones and other public facilities must be provided with direct access
and good visibility from well-used public spaces.

P7

Robust and durable design features should be used where relevant to discourage
vandalism.

P8

Consider the use of bollards or low walls and the careful design of shopfronts to
decrease the likelihood of ram raids and provide higher levels of security for shop
owners or tenants.

P9

The use of security grilles at the street frontage is discouraged. If security grilles are
necessary then install on the inside of the shopfront and maintain clear visibility into
the shop. Use toughened glass.

P10

Solid security rollers to shopfronts are not permitted.

P11

Fire escapes should not be recessed into the building form. If it is necessary locate
them in recesses, then the recess must be shallow to provide for personal security of
pedestrians.

P12

Buildings should be designed to allow for the overlooking and natural surveillance of
rear lanes (e.g. from retail and other uses at all levels of the building).

P13

Rear lanes should be provided with safe and secure lighting.

P14

Clear sight lines should be maintained around all vehicle access points.

P15

Street numbering of buildings must be clearly visible from street at all times of the day
such that they are easily identifiable.*

2.5.3

Illumination

Objectives
O1

B

Part

B2-22

Page

To ensure the safety of pedestrians in the public domain after dusk.

Page 433

ATTACHMENT TO PDS01 - 13/05/13

Page 434

Draft North Sydney Development Control Plan 2012
Commercial & Mixed Use Development

Provisions
General
P1

The following areas must be illuminated in accordance with AS 1158.3.1 - Pedestrian
(P):
(a)

public footpaths;

(b)

laneways; and

(c)

areas under publically accessible awnings over public or private property.

P2

Accent lighting should be used to highlight solid sections of buildings which adjoin
public footpaths.

P3

Level of lighting provided, and fittings used, should be consistent with that of nearby
properties.

P4

Lighting is to be provided in accordance with AS/NZS 1158.3.1:1999 Pedestrian (P) –
“pedestrian area performance and installation requirements” except in the following
instances:
(a)

(b)

Within the North Sydney CBD Character Area:
(i)

Illuminance values in the range of 150% to 400% of the Lighting Category
P6 illuminances.

(ii)

Maintained horizontal average illuminance – 30 lux.

(iii)

Minimum maintained horizontal average illuminance – 10 lux.

(iv)

Maintained illuminance uniformity – 10.

(v)

Maintained vertical illuminance – 10 lux.

Within all other business zones:
(i)

Illuminance values in the range of 100% to 300% of the Lighting Category
P6 illuminances.

(ii)

Maintained horizontal average illuminance – 20 lux.

(iii)

Minimum maintained horizontal average illuminance – 7 lux.

(iv)

Maintained illuminance uniformity – 10.

(v)

Maintained vertical illuminance – 7 lux.

P5

As a minimum requirement, all external lighting should operate, from dusk until dawn
on Thursday, Friday and Saturday nights, and from dusk until midnight on all other
nights. Extended illumination may be considered in the B3-Commerical Core Zone
only.

P6

Control is initiated by a suitably adjusted/calibrated photo-electric switch should be
incorporated to turn on at dusk and that the lights will be at full output when the
daylight illuminance in the subject areas falls to the required illuminances stipulated
above.

P7

Luminaires must be suitable for the installation conditions (non-corroding, sealed
against ingress of water, dust and insects) and utilize lamps with a luminous efficacy
not less than 70 lumens per watt.

P8

Luminaires should be aesthetically compatible with the design of the awnings and
building façade to which they are attached.

P9

Bare lamp fluorescent luminaires are not permitted.

P10

The use of recessed downlights (with suitable broad lighting distribution) is
encouraged wherever practical.
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P11

Where the design of the awning or building façade precludes the installation of
recessed downlights, use surface mounted luminaires compatible with the design of
the awning/façade.

2.5.4

High quality residential accommodation

Objectives
O1

To provide a high level of internal amenity for those who reside in the building.

Provisions
P1

Apartments within mixed use developments, must be designed to provide the following
minimum internal areas2:
(a)

Studio

40m2

(b)

1 bedroom

50m2

(c)

2 bedrooms

80m2

(d)

3+ bedrooms

100m2

P2

Include courtyards, balconies and gardens as the principal open space area for
residents. These should have solar access for a minimum of 2 hours a day measured
at June 21st.

P3

Communal corridors must have a minimum width of 2m to facilitate movement (i.e. no
right angled corners).

P4

No more than 10 dwellings are to be accessible from a single common lobby space.

P5

Avoid the use of double loaded corridors.

P6

Maximum depth of a habitable room from a window, providing light and air to that
room, is 10m.

P7

Apartments have a minimum width of 4m.
relative to an increase in its depth.

P8

Single aspect apartments have a maximum depth of 8m from a window.

P9

The habitable space serviced by a window is no more than 10 times the glazed area of
the window.

An apartment‘s width should increase

Figure B-2.5:

Figure B-1.8:

Corner apartments can achieve effective natural cross
ventilation

This optimal layout allows air flow directly from one side
of the apartment to the other.

2
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P10

At least 60% of apartments are to be provided with cross ventilation (i.e. window
openings that face different directions). For apartments with no cross ventilation,
ceiling fans must be provided.

P11

Utilise double glazing, awnings or window solar screens to reduce reliance on artificial
cooling of buildings.

P12

The amount of glazing on eastern and western elevations is to be minimised and
incorporate external shading devices.

P13

Amenity and safety of residents is protected from intrusion by users of the nonresidential parts of the development (e.g. through the use of security access to lifts
and car parking.

2.5.5

Lightwells and Ventilation

Objectives
O1

To ensure that apartments within mixed use developments are provided with sufficient
natural solar access and ventilation, where the provision through conventional means
(i.e. windows) is adversely restricted or compromised.

Provisions
P1

Council does not support the use of lightwells for the provision of light and ventilation
to dwellings. However, Council may consent to the use of lightwells, but only if the
following criteria are satisfactorily met:
(a)

the lightwell does not provide the primary source of natural daylight and
ventilation to any habitable room of a dwelling within the development; and

(b)

the dimensions of the lightwell comply with the building separation requirements
set out in P5 to s.2.3.11 to this Part of the DCP (e.g. if non-habitable rooms face
into a lightwell under 12m in height, the lightwell should measure 6m x 6m in
plan); and

(c)

the lightwell is directly connected at ground level to streets or lanes in buildings
greater than 30m in height to allow air movement in the lightwell; and

(d)

all building services (e.g. utility installations, pipes, cabling and the like) are
concealed and not overlooked by principal living rooms or bedrooms; and

(e)

the lightwell is fully open to the sky.

P2

Despite P2(b) above, a lesser dimension may be considered, but only if it can be
satisfactorily demonstrated that acoustic privacy, visual privacy and daylight access to
all dwellings can be provided.

P3

Alternative methods of ventilation of dwellings may be considered, but only if it can be
satisfactorily demonstrated that there is no impact on privacy, noise, and fire safety.

P4

If an alternative method of ventilation is proposed, submit a ventilation report by a
certified ventilation consultant in accordance with the AS 1668, which recommends
that the minimum natural cross ventilation rate of airflow should be 60L/s and the
minimum removal of excess heat should be 10 air changes per hour, to provide
reasonable comfort to occupants.

2.5.6

Private Open Space

Objectives
O1

To ensure that residents of apartments within mixed use developments are provided
with a reasonable level of outdoor amenity.

O2

To ensure that private open spaces are a sufficient size to be usable.
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Provisions
P1

Apartments within mixed use developments must provide the following minimum
private open space areas:
(a)

Studio

8m2

(b)

1 bedroom

8m2

(c)

2 bedrooms

12m2

(d)

3+ bedrooms

20m2

Note:

Best practice standard for balcony size is 15% of floor area of the apartment.

P2

Private open spaces must provide a minimum depth of 2m and area of 8m 2.

P3

Where apartments are proposed without private open space, the size of the apartment
must be increased by a minimum of 8m2 (i.e. reflecting the minimum private open
space requirement).

P4

Private open spaces should be located such that they are directly accessible off a main
living area of the dwelling.

P4P5 Solar access is to be maintained to private open spaces and balconies, or windows to
main living areas of adjacent mixed use buildings for a minimum of 2hrs/day
measured on June 21st.
P5P6 In addition to the requirements of P1, multi-dwelling developments are encouraged to
provide communal residential areas to encourage social interaction.
Notes: It is considered best practice to provide communal areas in the order of 25% to 30% of the site area.
A reduction in this requirement could be considered acceptable where private open spaces in excess of
the minimum requirements are provided.

P6P7 Communal residential spaces:

2.5.7

(a)

should comprise a mixture of indoor and outdoor spaces (such as gymnasium,
pool and meeting rooms for residents);

(b)

must be provided in developments containing more than 15 bedrooms, with a
minimum area of 20m2 or 1m2 per bedroom, which ever is the greater;

(c)

may be provided in form of an internal room as long as it has a minimum area of
75% of the total residential communal area requirement (as required in P7(b)
above), with the remainder appropriately located in the external recreation area;
and

(d)

must be provided with access to natural light and not be located in basements.

Vehicular access

Objectives
O1

To enhance pedestrian safety.

O2

To minimise the disruption to the streetscape from vehicle crossovers.

O3

To enhance the visual streetscape.

Provisions
P1

Where available and practical, all vehicle access must be provided from laneways.

P2

Service vehicle access should be combined with parking access.

P3

Vehicular access points should be limited to a maximum of one access point per
building.

P4

Where possible, shared or amalgamated vehicle access points with an adjoining
building should be provided.
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P5

Vehicle entries, walls and ceilings should be finished with high quality materials,
finishes and detailing, similar to the overall external facades of the building.

P6

Service ducts and pipes should be concealed when viewed from the public domain.

2.5.8

Car Parking

Objectives
O1

Maintain existing on-site car parking provision for employees and visitors.

Provisions
P1

Provide on-site car parking in accordance with Part B: Section 10 – Car Parking and
Transport of this DCP.

P2

All car parking must be provided underground.

P3

Where security doors/gates are proposed provide an intercom system to facilitate
visitor/service access to underground parking areas.

P4

Disabled and visitor parking spaces must be designated common property once the
development is subdivided.

2.5.9

Garbage Storage

Objectives
O1

To ensure sufficient space is provided on site for waste storage.

O2

To ensure garbage storage areas are screened from the public domain.

O3

To ensure convenient access for collection.

Provisions
General
P1

Communal on-site waste storage, recycling and collection points must be provided for
each development site.

P2

Separate garbage storage facilities must be provided for the residential and
commercial components of the development.

P3

A garbage storage area should be located within 2m of the street or laneway
boundary.

P4

Notwithstanding P3 above, a garbage storage area may be located anywhere on a site,
but only if a garbage collection area, capable of accommodating all of the required bins
for the entire development is located within 2m of the street or laneway boundary.

P5

Garbage storage facilities should not be located in conjunction with the main
pedestrian entrances to a building.

P6

Garbage bins stored in a collection facility should be located within 3m of the facility‘s
entrance.

P7

Convenient access for on-site movement and collection should be provided.

P8

More than one communal on-site waste storage and recycling area should be provided
on large or steep sites, or where there is more than one Council collection point.

P9

Garbage storage areas must be screened from streets and laneways to discourage the
illegal dumping of rubbish and unsightly mess visible to pedestrians.

P10

Garbage storage areas must be located and managed to avoid causing a nuisance from
smells, insects or animals.

P11

Sufficient space must be provided to accommodate any on-site treatment facilities
(e.g. compaction) proposed to be incorporated.
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P12

Garbage storage areas should be adequately protected from inclement weather.
Where appropriate, the area should be enclosed or undercover.

P13

Storage areas must be well ventilated and drained to a lawfully approved sewerage
system.

P14

Where a garbage chute is provided or required:

P15

(a)

a separate garbage chute must be provided for the residential and commercial
components of the building;

(b)

the garbage chute room must be adequately ventilated and incorporate fire
safety and other services in accordance with the BCA.

Garbage facilities are to be designed and constructed in accordance with Council‘s
Waste Facility Guide (refer to Appendix 3).

Commercial components
P16

On-site garbage storage areas must be provided which are capable of accommodating
the number of garbage and recycling bins as indicated in Table B-2.10. However,
industry standards for waste generation rates may be used where these differ from the
Council rates or if no Council rate is given.
TABLE B-2.10: Waste bin requirements

Type of Premises

Sub type of premises

Typical Volume of Waste generated to be stored

Office buildings

General office use

0.01-0.03m3 / 100m2 GFA / day

Retail Trading

Shops to 100m

2

0.1-0.2m3 / 100m2 GFA / day

Large supermarkets,
Family centres

0.1-3m3 / 100m2 GFA / day

Shopping malls

Dependant of development. Apply appropriate
combination of factors.

Greengrocers

0.2-0.4m3 / 100m2 GFA / day

Florist / plant shop

0.9m3 / 100m2 GFA / day

Butcher

0.9m3 / 100m2 GFA / day

Bakery

0.9m3 / 100m2 GFA / day

Fish

0.9m3 / 100m2 GFA / day.
The shop shall be refrigerated so as to ensure all
wastes are kept at a temperature not exceeding 4 oC

Catering

Food and drink premises

0.3-0.6m3 / 100 meals / day
0.15m3 for bottle recycling / 100 meals / day.

Registered clubs

0.3-0.6m3 / 100 meals / day
0.05m3 for bottle recycling / 100 meals / day.

Assembly rooms

Industrial

Social recreational or
religious premises

0.6m3 / 100m2 GFA / day

Entertainment facilities

0.12m3 / 400 seats / session

-

Dependant upon industry type

P17

Notwithstanding the rates to P16, Council may permit a reduction in the number of
bins required, but only if a garbage compactor is required or proposed to be
incorporated within the development.

P18

All developments containing a lift must provide:
(a)

B

Part

B2-28

Page

a garbage chute leading to a central garbage storage room that has a waste
compaction unit attached with a minimum compaction ratio of at least 2:1; and
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(b)

a recycling room with a minimum dimension of 1.5m square on each level of the
building with at least one point of access to the garbage chute, which is provided
with shelving appropriate to hold a minimum of 4 x 50 litre recycling creates for
the separate collection of recyclable materials.

P19

The area allocated must accommodate any privately arranged collection (e.g. daily or
weekly, etc. collections).

P20

Source separation must be provided within the garbage storage area to maximise
recycling and reduction of waste sent to land fill.

P21

Food and drink premises and any other premises involved in the storing of perishable
goods are required to:
(a)

provide specialised containment for food scraps;

(b)

Arrange regular/daily collection of food scraps; and

(c)

Provide refrigerated garbage rooms where large volumes of perishables (such as
seafood) and infrequent collection is proposed.

P22

Grease traps may be required in certain circumstances (refer to Sydney Water may
have specific trade waste requirements).

P23

Special arrangements are required for the storage and disposal of any special waste
material, such as medical or hazardous wastes. Applicants should contact Council and
Environment Protection Authority for further information.

Residential component
P24

On-site garbage storage areas must be provided which are capable of accommodating
at least the number of garbage and recycling bins as indicated in Table B-2.11.
TABLE B-2.11: Waste bin requirements

No. of
Apartments

No. of garbage bins required

No. of recycling bins required

1-3

1 x 60 litre bin / dw*

1 x 140 litre bin / dw

4-12

1 x 60 litre bin / dw or

1 x 140 litre bin / 2 dws or

1 x 240 litre bin / 4 dws

1 x 240 litre bin / 4 dws,
each colour coded and dedicated
specifically for paper and co-mingled
glass/plastic bottles and cans

13 or more

1 x 240 litre bin / 4 dws

2 x 140 litre or 1 x 240 litre / 4 dws,
colour coded and dedicated specifically
for paper and co-mingled glass/plastic
bottles and cans

* dw = dwelling

P25

Notwithstanding the rates to P24, Council may permit a reduction in the number of
bins required, but only if a garbage compactor is required or proposed to be
incorporated within the development.

P26

All developments containing a lift must provide:
(a)

a garbage chute leading to a central garbage storage room that has a waste
compaction unit attached with a minimum compaction ratio of at least 2:1; and

(b)

a recycling room with a minimum dimension of 1.5m square on each level of the
building with at least one point of access to the garbage chute, which is provided
with either:
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(i)

shelving appropriate to hold a minimum of 4 x 50 litre recycling creates;
or

(ii)

space to accommodate 1 x 140 litre bin

for the separate collection of recyclable materials.
P27

Developments which do not contain a lift, but propose to incorporate a garbage chute,
must comply with the requirements of P26(a) and P26(b).

P28

Each dwelling must be provided with a waste cupboard within the kitchen, which is of
sufficient size to hold a single day‘s waste and to enable source separation of garbage,
recyclables and compost material.

2.5.10 Site facilities
Objectives
O1

To ensure that any site facilities are unobtrusive, integrated into developments,
provide for occupants needs and reduce impacts on the environment.

Provisions
General
P1

Site facilities should be located in the most accessible and convenient location and, if
possible, located near regularly staffed areas such as reception areas.

P2

Direct access should be provided to site facilities. The use of long corridors and blind
corners should be avoided. The use of lighting and mirrors should be used in problem
areas.

P3

Site facilities should be designed to encourage their use by keeping them clean and
vandal resistant. Access routes should be clearly signed and information provided in
facilities to report maintenance and vandalism.

P4

Seating is open to view and well lit after dark.

P5

Provide no more than one telecommunications/TV antenna per building.

Commercial
P6

Services such as ATMs, self service vending machines and telephones should be:
(a)

located in areas of frequent activity,

(b)

be well lit after dark,

(c)

located away from concealed areas, and

(d)

be well maintained and vandal resistant.

P7

ATMs and self service vending machines must not be located in recesses and must be
designed to incorporate mirrors or reflective material so users can observe people
approaching from behind.

P8

ATMs and self-service vending machines must be unobtrusive and sympathetically
integrated into shop-fronts and are not to obstruct pedestrian access.

P9

Where ATMs or self-service vending machines issue paper receipts, the machine must
incorporate a rubbish receptacle which is integrated into the overall design of the
machine.

P10

To ensure that self-service vending machines do not distribute inappropriate material
to minors, the applicant must demonstrate to Council‘s satisfaction how the
distribution of restricted material/s will be restricted.

Residential
P11
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P12

Provide a lockable mailbox for each dwelling close to the main pedestrian entry to the
dwelling or building.

P13

Provide ancillary storage facilities at the rate outlined in Table B-2.12 and linked to
each dwelling through provisions of the relevant Strata Plan (at least 50% within the
apartment).
TABLE B-2.12: Residential storage

P14

Dwelling Size

Minimum Storage Rate

Studio

6m3

1 bedroom dwelling

6m3

2 bedroom dwelling

8m3

3+ bedroom dwelling

10m3

Basement storage facilities will not be permitted for conversion to car parking spaces,
either informally or by means of lodging a development application or a s.96
application to modify a development consent.

P14P15 Incorporate car wash bays in mixed use developments where there are more than 4
dwellings within the development.

Comment [W8]: Water rec no. 44

2.5.11 Temporary structures
Objectives
O1

To ensure that the location of temporary structures promotes public safety and
amenity.

O2

To encourage vitality, diversity and natural surveillance in the community without
causing adverse effects on the streetscape.

Provisions
P1

P2

Temporary structures must not be located:
(a)

in locations that hinder access to power or water access points;

(b)

within 5m from front and/or side boundaries to facilitate pedestrian movement;

(c)

which breach traffic signs or hinder pedestrian or vehicular movement (e.g. in
driveways or doorway entrances.);

(d)

in such a way as to impact on informal or formal through site links or areas
formally designated for public access; and

(e)

near fire protection equipment or exits.

Mobile carts or stalls:
(a)

are not permitted on road shoulders;

(b)

may be subject to a limited period of consent and hours of operation;

(c)

must not provide any live or amplified music or other sounds promoting the cart
or stall;

(d)

must comply with the Food Act 2003, the National Code for Food Vending
Vehicles and Temporary Food Premises and the Building Code of Australia;

(e)

should use biodegradable materials for all coffee/drink cups, cutlery and/or
packaging of pre-cooked food stuffs;

(f)

should be designed and use colours and materials that are compatible with the
nature of Council‘s plazas; and
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(g)

must obtain the relevant Council permit and display it during the hours of
operation.

P3

Temporary stalls on public footpaths will be generally limited to Mount Street Plaza and
Elizabeth Plaza, Ernest Place.

P4

Internal temporary structures should be compatible with the interior design of the
building within which it is to be located.

P5

Outdoor temporary structures are designed to be consistent with streetscape through
their design and use of materials, colours and finishes.

P6

Maximum of one coffee cart within a 200m radius.

P7

Signage for any mobile cart is limited to one business identification sign affixed to the
front panel of the cart and must not exceed 50% of that area.

P8

Any ancillary equipment should not be visible from the street and should be stored
directly inside the temporary structure.

P9

Mobile cart/stall operators are responsible for the control of litter generated by the cart
or stall.

P10

Tables and chairs are not permitted to be provided for patrons.
permitted for the operator only.

2.6

A stool may be

EFFICIENT USE OF RESOURCES

The commercial and retail sectors are significant users of electricity and are major
contributors to greenhouse emissions in Australia. Improving energy efficiency is one of the
most cost effective ways of reducing greenhouse gas emissions. The pursuit of energy
efficiency can bring economic, social and environmental benefits.
Another reason to
encourage energy efficiency is the reduction in maintenance costs and improved leasability
and saleability of the building.
Reducing waste has environmental, social and economic benefits.
There are many
opportunities in the development process to reduce the amount of waste and to maximise
the amount of material that is recycled and reused, rather than going to landfill.
The amount of stormwater runoff in an area relates directly to intensity of development in
that area. The more impervious to stormwater an urban area is, the larger the runoff
quantities are and thereafter the impact on the environment.
It is the developer‘s and their designer‘s responsibility to ensure that the following principles
are incorporated in the proposed developmentApplicants must comply with the submission
requirements and performance targets set out in Table B-2.13 in order to demonstrate the
proposed development will achieve an efficient use of resources.

Comment [W9]: Water rec no. 2,
Energy rec no. 2

TABLE B-2.13: Non-residential thresholds, submission requirements and performance targets

Comment [W10]: Water rec no. 2
Energy rec no. 2

Threshold/size

Submission requirement

Performance target

Alterations
affecting less
than half the
original
building
or
tenancy
(measured
over the roof
and the outer
walls)

An Efficient Use of Resources Commitment
Table (to be completed by the applicant).

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-sections.
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Alterations
affecting more
than half the
original
building
or
tenancy
(measured
over the roof
and the outer
walls)

The development must comply with the
relevant submission requirements as if it were
a new development.

The development must comply with the
relevant performance targets as if it were a new
development.

Less than
2000m² GFA

An Efficient Use of Resources Commitment
Table (to be completed by the applicant).

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section.

2000m²5000m² GFA

An Efficient Use of Resources Commitment
Table (to be completed by the applicant); AND

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section.

A NABERS Energy Commitment Agreement
and
associated
documentation
(see
s.2.6.1(P21) below); OR

The Commitment Agreement must be for a 4.5
star NABERS rating for the base building, whole
building, or tenancies as appropriate; OR

If a NABERS Energy rating tool is not available
for the particular type of non-residential
development proposed, an Energy Efficiency
Report from a suitably qualified consultant
that sets out proposed energy efficiency
measures; AND

If an Energy Efficiency Report is required it must
demonstrate that a high level of energy
efficiency will be achieved.

A WSUD report from a suitably qualified
consultant.

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section, particularly regarding on-site
detention, discharge rates and quality of
discharge; and demonstration that WSUD has
been incorporated to the maximum extent
practicable.

A NABERS Energy Commitment Agreement
and
associated
documentation
(see
s.2.6.1(P21) below); OR

The Commitment Agreement must be for a 4.5
star NABERS rating for the base building, whole
building, or tenancies as appropriate; OR

If a NABERS Energy rating tool is not available
for the particular type of non-residential
development proposed, an Energy Efficiency
Report from a suitably qualified consultant
that sets out proposed energy efficiency
measures; AND

If an Energy Efficiency Report is required it must
demonstrate that a high level of energy
efficiency will be achieved.

A WSUD report from a suitably qualified
consultant; AND

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section, particularly regarding on-site
detention, discharge rates and quality of
discharge; and demonstration that WSUD has
been incorporated to the maximum extent
practicable.

>5000m² GFA
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Evidence that the building design has been
awarded a Green Star rating; OR
If evidence of a Green Star rating being
awarded is not available at DA stage or if a
Green Star rating tool is not available for the
particular
type
of
non-residential
development proposed, a Sustainability
Report including an Efficient Use of Resources
Commitment Table (to be completed by
suitably qualified consultants) must be
submitted.

2.6.1

The base building, or the whole building where
there is to be one tenant to occupy the whole
building, must achieve a 5 star Green Star
rating; OR
If a Sustainability Report which includes an
Efficient Use of Resources Commitment Table is
required it must demonstrate compliance with /
consideration of (as relevant) DCP provisions
within the Efficient Use of Resources subsection and demonstrate that the development
will achieve a very high degree of environmental
sustainability.

Energy efficiency

Most commercial buildings or premises could reduce their energy consumption by at least
20% by investing in the latest energy efficient equipment. Such investment invariably offers
a highly profitable rate of return, resulting in cost-effective energy savings with the positive
result of reducing emissions.
Nearly half of energy consumption in buildings is due to heating, cooling, ventilation, office
equipment and lighting. A typical energy bill is 25% of a building‘s total operating costs. By
incorporating passive solar design strategies and using building techniques that minimise
energy use, it is possible to reduce energy associated costs by up to 60%.
The main sources of energy use in commercial buildings include heating and cooling (airconditioning), lighting and the use of office equipment. The way the occupants operate and
maintain a building is crucial to its energy efficiency so just having a smart design does not
guarantee an efficient building. Controls in this section of the DCP seek to acknowledge
these facts by addressing both building design and maintenance.
BASIX – Building Sustainability Index
Developments involving the construction of a new dwelling and some alterations to existing
dwellings will require the submission of a BASIX certificate. For further information, visit
www.basix.nsw.gov.au.
National Australian Built Environment Rating Scheme (NABERS)
North Sydney Council encourages developers to obtain a NABERS rating for commercial and
commercial components of buildings. The rating assesses a building‘s performance in terms
of its Greenhouse gas emissions during its operation.
The Rating Scheme, which is managed by the Department of Environment, Climate Change
and Water (DECCW), allows owners and occupiers of commercial and commercial
components of buildings to benchmark the greenhouse performance of their premises on
scale of one to five. One represents the most polluting and five, the least polluting, with
three representing best market practice.
New commercial buildings, refurbishments,
tenancies and fitouts will have to demonstrate compliance with this DCP by signing DECCW‘s
NABERS – Energy Commitment Agreement and achieving a minimum 4.5 star rating for the
base building, whole building for tenancies (as appropriate).
Green Star
North Sydney Council encourages developers to obtain a Green Star rating for developments
involving the provision of substantial commercial floor space. The Green Star rating system,
which is managed by the Green Building Council of Australia, is a comprehensive, national,
voluntary environmental rating system that evaluates the environmental design and
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construction of buildings. Approximately, 11 per cent of Australia's CBD3 commercial office
buildings are Green Star certified, reinforcing that building ―green‖ is now a business
imperative.
The following Green Star Certified Ratings are available:


4 Star Green Star Certified Rating (score 45-59) signifies 'Best Practice' in
environmentally sustainable design and/or construction



5 Star Green Star Certified Rating (score 60-74) signifies 'Australian
Excellence' in environmentally sustainable design and/or construction



6 Star Green Star Certified Rating (score 75-100) signifies 'World Leadership'
in environmentally sustainable design and/or construction

Although Green Star certification requires a formal process, any project can freely download
and use the Green Star tools as guides to track and improve their environmental attributes.
Refer to www.gbca.org.au.
Objectives
O1
O2

To ensure that developments minimise their use of non-renewable energy resources
and water consumption.

Comment [W11]: Water rec no. 32

To ensure that buildings are designed such that the air conditioning plant meets
performance requirements, while minimising energy usage.

Comment [W12]: Energy rec no.
22
Comment [W13]: Energy rec no.
48

O1O3 To encourage the use of energy efficient lighting.
Provisions
General
P1

Where alterations affect more than half the total volume of the original building
(measured over the roof and the external walls), achieve the targets in this subsection
for the whole of the building.

P2

Consider the following issues when assessing the energy rating of buildings and
whether any of these issues prevent the achievement of the energy ratings:
(a)

orientation or shape of the block;

(b)

existing overshadowing due to either the surrounding terrain or existing
development;

(c)

topography, geology or geo-technical constraints preclude energy saving design
such as slab-on-ground construction; and

(d)

conflict with requirements or guidelines in relation to privacy, area character,
building design, bulk and scale or heritage considerations set out in the LEP or
the DCP.

P3

Ensure that the development does not reduce the energy efficiency of buildings in the
vicinity.

P4

Improve the control of mechanical space heating and cooling by designing
heating/cooling systems to target only those spaces which require heating and cooling,
not the whole building.

Comment [W14]: Energy rec no. 8

P5

Where the proposed development involves the installation of any of the following:

Comment [W15]: Energy rec no. 7

(a) hotwater systems;
(b) clothes drier;
(c) dishwasher;
(d) fixed air conditioning systems (including reverse cycle systems);

3

Figures obtained from the Green Building Council of Australia, circa October 2010.
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(e) fixed heating systems;
they must have a minimum energy star rating of 4.5 stars.
P6

Lighting for streets, parks and any other public domain spaces provided as part of a
development should be energy efficient LED lighting.

Comment [W16]: Energy rec no.
3

P7

Car parking areas should be designed and constructed so that electric vehicle charging
points can be installed at a later time.

Comment [W17]: Energy rec no. 5

P8

Where appropriate and possible, the development of the public domain should include
electric vehicle charging points or the capacity for electric vehicle charging points to be
installed at a later time.

Comment [W18]: Energy rec no. 6

P9

Improve the efficiency of hot water systems by insulating hot water systems.

Comment [W19]: Energy rec no. 9

P10

Wherever possible solar hot water systems should be provided.

P11

Incorporate on-site renewable energy sources to supplement energy needs during
daily peak energy use.

Comment [W20]: Energy rec no.
16

P12

In considering proposals for renewable energy, consideration should be given to the
economic and environmental benefits to the broader community of renewable energy
generation while also considering the need to minimise the effects of a proposal on the
local community and environment.

P13

Timers and movement sensors should be used to minimise energy consumption,
particularly for lighting and mechanical ventilation in public areas.

Comment [W23]: Energy rec no.
28. Energy rec no. 50

P14

Energy efficient lighting and technology should be used to reduce energy consumption.
Consider the use of solar powered illumination.

Comment [W24]: Energy rec no.
49 & 65

Comment [W21]: Energy rec no.
26 & 63
Comment [W22]: Energy rec no.
64

Comment [W25]: Energy rec no.
29

P3P15 Use solar powered lighting for external areas.
Residential component
P4P16 A BASIX Certificate is required to be submitted with all developments incorporating
residential development types nominated under SEPP (Building Sustainability Index:
BASIX) 2004.
Note:

P5

BASIX assessments and certificates can be obtained on-line at

www.basix.nsw.gov.au

Where the proposed development involves the installation of any of the following:
(a)

hotwater systems;

(b)

clothes drier;

(c)

dishwasher;

(d)

fixed air conditioning systems (including reverse cycle systems);

(e)

fixed heating systems;

Comment [W26]: Energy rec no. 7

they must have a minimum energy star rating of 3.5 stars.
Commercial components
P17

In multi-floor or multi-tenant or strata-subdivided developments, electricity submetering is to be provided for light, air-conditioning and power within each floor and/
or tenancy and/or strata unit. Locations are to be identified on the development plans.
Electricity sub-metering should be provided for significant end uses that will consume
more than 10,000 kWh/a.

Comment [W27]: Energy rec no. 4

P18

Reduce reliance on artificial lighting by designing lighting systems to target only those
spaces which require lighting at any particular ‗off-peak‘ time, not the whole building.

Comment [W28]: Energy rec no.
10

P19

Locate appliances and equipment that generate waste heat, (such as copiers) in areas
separated from the spaces requiring cooling.

Comment [W29]: Energy rec no.
18

P6P20 The design of the bBuildings, or the commercial components of the mixed-use
buildings, that have greater than 2000m² gross floor area and its services must be
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capable of achieving a minimum 4.5 star rating under DECCW‘s NABERS Energy. In
this regard, the following information is required to be lodged with the relevant
certifying authority (Council or an accredited certifier) prior to the issue of a
Construction Certificate:
(a)

Evidence that a Commitment Agreement has been entered into with DECCW, to
deliver this Green sStar rating for the base building (i.e. services traditionally
supplied as ‗common‘ to tenants, such as air conditioning, lifts and common area
lighting) or for the whole building where the applicant is to occupy the entire
building.

(b)

Use aAn independent energy assessment report that follows the guidelines in
DECCW‘s NABERS Energy and Water for Offices Rules for collecting and using
data. This document can be obtained from www.nabers.com.au;

(c)

Prepare and submit, aA computer building simulation in accordance with
DECCW‘s NABERS Energy Guide to Building Energy Estimation. This document
can be obtained from www.nabers.com.au. The computer building simulation is
required to demonstrate to the satisfaction of Council, or the private certifier if
Council is not the certifying authority, that the building can reasonably be
expected to achieve the proposed rating under realistic operating conditions.

P7P21 Developments involving the provision of more than 5,000m2 of office floor space must
demonstrate that the development can achieve a minimum 5 star rating under the
Green Building Council of Australia‘s Green Star – Office rating tool. The rating tool
can be obtained from the Green Building Council of Australia‘s website www.gbca.org.au.

2.6.2

Passive solar design

Objectives
O1

To ensure that site layout and building orientation allows for maximum solar access to
dwellings, especially to living areas, and are adapted to local climatic conditions and
prevailing site characteristics.

Comment [W31]: Energy rec no.
14

Provisions
P1

To achieve maximum solar access for the bBuildings residential components of a
building orient the building within 20o west of north to 30o east of north.

P2

Adapt site layout and building orientation to local climatic conditions and prevailing site
characteristics, such as existing overshadowing, planting and slope.

P3

Locate the main daytime living areas (e.g. family, dining and meal rooms) on the
northern side of apartments.

P4

Orient the long axis or length of the building to the northerly aspect.

P4P5 East and west facing glazing should be minimised and fully shaded at the summer
solstice.

Comment [W32]: Energy rec no.
11

P5P6 Ensure windows of living areas to apartments that face north will receive at least three
hours of sunlight between 9am and 3pm over a portion of their surface during the
winter solstice.
P7

Provide shading devices on north facing walls to completely shade glazing from
October to late February. To calculate the extent of shading device, draw a section
and extend a line from the base of the window at 70°0. The outer edge of the eaves
should reach this line.

P8

Optimise natural light access to reduce the amount of energy used to run artificial
lighting (limiting the internal depth of the building allows efficient use of natural light).

Comment [W33]: Energy rec no.
15

P9

If landscaping is proposed as part of the development, a documented landscape design
concept shows how the landscaping contributes to energy efficiency by providing

Comment [W34]: Energy rec no.
20
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substantial shade in summer, especially to west-facing windows and open car park
areas, and admitting winter sunlight to outdoor and indoor living and working areas.
P10

Consideration should be given to using north facing pergolas to shade walls and
windows (deciduous vines can be trained over the pergola to provide effective cooling
in warm weather).

Comment [W35]: Energy rec no.
32

P11

Where a north facing pergola contains fixed louvres, space and orient the louvres so
that a line between the top of one blade and the bottom of the next makes an angle of
70°.

Comment [W36]: Energy rec no.
33

P12

Angle louvres to correspond to the lowest altitude angle the sun reaches at noon in
winter (31° in Sydney).

Comment [W37]: Energy rec no.
34

P13

Where main living areas are oriented northwards, aim to achieve a glazed area of 30%
of the dwelling‘s floor area in this direction.

Comment [W38]: Energy rec no.
36

P14

South facing glazing should be kept to a minimum to reduce winter heat losses.

Comment [W39]: Energy rec no.
38

P6P15 Buildings are designed, wherever possible, to include a north facing roof where a solar
hot water system or collector can be installed.

Comment [W40]: Energy rec no.
62

P7

Use building materials that are non toxic, have a low embodied energy and are
sourced from renewable and abundant resources.

Comment [W41]: Energy rec no.
19

P8

Incorporate on-site renewable energy sources to supplement energy needs during
daily peak energy use.

Comment [W42]: Energy rec no.
26 & 63

P9

Locate windows and openings in line with each other, and with prevailing breezes.

P10

Use movement controlled lighting and mechanical ventilation in public areas.

Comment [W43]: Energy rec no.
27

P11

Use solar powered lighting for external areas.

2.6.3

Thermal mass and insulation

Thermal mass is the ability of a material to absorb heat energy. Materials like concrete,
bricks and tiles are deemed to have a high thermal mass, as they require a lot of heat
energy to change their temperature. Lightweight materials such as timber have low thermal
mass. More thermal mass results in more even range in inside air temperature. Appropriate
use of thermal mass throughout your home can make a big difference to comfort and heating
and cooling bills.

Comment [W44]: Energy rec no.
28
Comment [W45]: Energy rec no.
29
Comment [W46]: Energy rec no.
21

Thermal mass is not a substitute for insulation. Thermal mass stores and re-radiates heat
whereas insulation stops heat flowing into or out of the building. A high thermal mass
material is not generally a good thermal insulator.
Insulation acts as a barrier to heat flow and is essential to keep your home warm in winter
and cool in summer. A well insulated and well designed home will provide year-round
comfort, cutting cooling and heating bills by up to half. This, in turn, will reduce greenhouse
gas emissions.
Objectives
O1

To achieve more even, year-round average temperature, making the dwellingbuilding
more comfortable to live infor occupants and resulting in less demand for artificial
heating or cooling.

Provisions
P1

To maximise natural heating, provide flooring that will absorb heat from the winter sun
(i.e. a concrete slab floor on the ground offers the best thermal massing properties,
whilst timber floors have minimal performance in terms of thermal mass. Dark
coloured tiles laid over a concrete slab is the most desirable covering in terms of
maximising the performance of thermal mass in a dwelling).

P2

To maximise natural cooling, protect thermal mass from summer sun with shading and
insulation. Allow cool night breezes and air currents to pass over the thermal mass,
drawing out all the stored energy.
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P3

Incorporate masonry walls and insulated walls and ceilings to contribute to the
effectiveness of thermal mass.

P4

Thermal insulation is used in the roof, walls and floor.

P5

Thermal insulation complies with AS 2627: Part 1-1993.Ceiling/roof insulation must be
rated R3.0 or equivalent and wall insulation must have an R1.5 or equivalent rating.
Insulation of cavity brick walls is not required. These ratings are based on AS 2627:
Part 1-1993.

P6

Use bulk or reflective insulation, or a combination of both, to achieve the required
insulation value.
Comment [W49]: Energy rec no.
12

P6P7 Heat loss/gain is minimised by awnings, shutters or doubleglazing.

2.6.4

Comment [W48]: Energy rec no.
13a

Natural ventilation

Objectives
O1

To ensure that dwellings are designed to provide all habitable rooms with direct access
to fresh air and to assist in promoting thermal comfort for occupants.

O2

To reduce energy consumption by minimising the use of mechanical ventilation,
particularly air conditioning.

O2O3 To ensure that workers are provided with direct access to fresh air and to assist in
promoting thermal comfort for occupants.

Comment [W50]: Energy rec no.
30

Provisions
P1

Locate windows and openings of apartments in line with each other on opposing walls
and with prevailing breezes.

P2

Provide ceiling fans for use in summer (fans produce a cooling air movement that is
preferable to letting in the hot daytime air).

2.6.5

Water Conservation

Objectives
O1

To minimise the use of potable water use within buildings.

Comment [W51]: Water rec no. 29

O2

To encourage the reuse of greywater, rainwater potable water and stormwater runoff.

Comment [W52]: Water rec no. 33

O3

To minimise stormwater runoff.

Comment [W53]: Water rec no. 10

Provisions
General
P1

P2

Where the proposed development involves the installation of new:
(a)

shower roses;

(b)

taps for use over a basin, ablution trough, kitchen sink or laundry tub;

(c)

flow restrictors;

(d)

toilets;

(e)

white goods, such as clothes washers or dishwashers;

they must have the highest Water Efficiency Labelling Scheme (WELS) star rating
available at the time of developmentthey must have a WELS rating of 3.5 stars or
higher.

Comment [W54]: Water rec no. 3

Recycled water (serviced by dual reticulation) should be utilised for permitted nonpotable uses such as toilet flushing, laundry, irrigation, car washing, fire fighting,
industrial processes and cooling towers.Reuse greywater for subsurface irrigation and
toilet flushing.

Comment [W55]: Water rec no. 27
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P3

Harvest and use rainwater for garden irrigation and toilet flushing.

P4

Collect and reuse stormwater runoff for subsurface irrigation.

P5

Ensure paved areas are at least 50% pervious.

P6P5 Use endemic plants (as listed on Council‘s website) and xeriscape principles in
landscaping.

Comment [W56]: Water rec no. 35
Comment [W57]: Water rec no. 36

P6

Install water efficient irrigation systems and controls.

P7

Separate meters are to be installed for the make-up lines to cooling towers, swimming
pools, on the water supply to outdoor irrigation, and other significant end uses.

Comment [W58]: Water rec no. 12

P8

Where cooling towers are used they are:

Comment [W59]: Water rec no. 13

a)

to employ alternative water sources where practical; or

b)

to include a water meter connected to a building energy and water metering
system to monitor water usage; and

c)

to be connected to a recirculating cooling water loop; and

d)

discouraged where they are a single pass cooling systems; and

e)
to be connected to a conductivity meter to ensure optimum circulation before
discharge.
P7P9 Install a pool cover where the proposed development includes an external swimming
pool.

Comment [W60]: Water rec no. 14

P8

Comment [W61]: Water rec no. 37

Use grass swales and detention basins to minimise and filter runoff.

Commercial
P10

Rainwater tanks or other alternative water sources including recycled water systems
are to be installed to minimise the use of potable water and maximise the use of
alternative water sources.

Comment [W62]: Water rec no. 26

P11

Rainwater tanks should be plumed to appropriate end uses, including toilet flushing,
water features, car washing and garden irrigation.

Comment [W63]: Water rec no. 8

P12

Separate meters are to be installed on separate units of occupancy in non-residential
BCA class 5, 6 and 7 buildings.

Comment [W64]: Water rec no. 11

P13

A reporting system should be developed to inform/educate occupants about the
buildings water consumption.

Comment [W65]: Water rec no. 43

P9P14 Use of waterless urinals.
P10P15 Install sensor operated taps, or automatic shutoff taps, especially in public areas.
Residential
P11P16 A BASIX Certificate is required to be submitted with all buildings incorporating
residential development types nominated under SEPP (Building Sustainability Index:
BASIX) 2004.
Note:

2.6.6

BASIX assessments and certificates can be obtained on-line at www.basix.nsw.gov.au

Waste Management & Minimisation

Objectives
O1

To minimise material usage and waste during building, construction and demolition.

O2

To minimise the level of waste during operation reduce new building material usage
and minimise volume of demolition materials.

Provisions
P1
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P2

The building should be designed to encourage waste minimisation (e.g. source
separation, reuse and recycling).

P3

Adequate recycling systems must be provided in the design of the garbage room.

P4

Materials with long lives and low maintenance needs are encouraged to be
incorporated.

P5

Contractors and sub-contractors employed to undertake proposed construction works
and waste removal should be educated about the waste objectives of the development.

P6

The storage of any hazardous waste materials must be adequately secured.

2.6.7

Comment [W66]: Water rec no. 6

Stormwater and water management

Objectives
O1

To mimic pre-development or natural drainage systems through the incorporation of
WSUD on-site.

Comment [W67]: Water rec no. 19

O2

To protect watersheds by minimising stormwater discharge maintain and maximising
stormwater quality and maximise on-site retention.

Comment [W68]: Water rec no. 20
Comment [W69]: Water rec no. 15

O1O3 To minimise off-site localised flooding or stormwater inundation.
Provisions
P1

An Erosion and Sediment Control Plan for the construction and operation of the
building is required in accordance with Part B: Section 17 - Erosion and Sedimentation
Control.

P2

A Stormwater Management Plan for the operation of the building is required
demonstrating compliance with this subsection as well as Section 18 – Stormwater
Management.

P3

Demonstrate how run-off from the site will be minimised and the quality of water
leaving the site will beis improved.

P4

Rainwater tanks should be installed for all developments, including major alterations
and additions and mixed-use developments. Rainwater tanks should be plumbed to
appropriate end uses, including toilet flushing, water features, car washing and garden
irrigation, to ensure sufficient use of tank water so that capacity exists to
accommodate rainwater from storm events.

Comment [W71]: Water rec no. 8

P5

As a minimum, post-development stormwater discharge rates should be less than predevelopment stormwater discharge rates.

Comment [W72]: Water rec no. 17

P7

As a minimum, post-development stormwater quality should be improved from predevelopment levels.

Comment [W73]: Water rec no. 18

P6

Minimise stormwater runoff through use of water retention facilities or using porous
surfaces for paving in outdoor areas

Comment [W74]: Water rec no. 35

P7

On-site stormwater detention, including the use of grass swales and detention basins,
should be pursued where practicable to minimise and filter stormwater runoff.

Comment [W75]: Water rec no. 37

P8

Impervious surfaces should be minimised.

Comment [W76]: Water rec no. 34

P9

Ensure paved areas are at least 50% pervious.

Comment [W77]: Water rec no. 35

P10

In addition to a Stormwater Management Plan, commercial, industrial and mixed-use
developments with a gross floor area greater than 2000m² must submit a Water
Sensitive Urban Design report from a suitably qualified consultant demonstrating that
WSUD has been incorporated to the maximum extent practicable and that stormwater
discharge will be reduced to the maximum extent practicable.

Comment [W78]: Water rec no. 24

P11

All developments with a gross floor area greater than 2000m² are to undertake a
stormwater quality assessment to demonstrate that the development will achieve the
post-development pollutant load standards indicated below:

Comment [W79]: Water rec no. 16

Comment [W70]: Water rec no.
22.
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a)

Litter and vegetation larger than 5mm: 90% reduction on the Baseline
Annual Pollutant Load;

b)

Total Suspended Solids: 85% reduction on the Baseline Annual Pollutant
Load;

c)

Total Phosphorous: 65% reduction on the Baseline Annual Pollutant Load;

P8

d)

Total Nitrogen: 45% reduction on the Baseline Annual Pollutant Load.

P9

Collect and reuse rainwater in irrigation, car washing and toilet flushing where
practicable.

Comment [W80]: Water rec no. 38

P10

Water saving measures should be incorporated within the building‘s operation (such as
low flow tap and shower heads).

Comment [W81]: Water rec no. 39

P11

Water efficient fixtures and fittings must be used for the conservation of water.

Comment [W82]: Water rec no. 40

P12

Landscaping should be used to assist in microclimate management using endemic
plants and xeriscape principles.

Comment [W83]: Water rec no. 41

Note:
Xeriscape principles essentially seek to limit the use of water for irrigation,
through the design of landscaped areas and careful use of vegetation.
P13

Water consumption should be monitored and reported to help understand water usage
and prevent its wastage.

Comment [W84]: Water rec no. 42

P14

A reporting system should be developed to inform/educate occupants about the
buildings water consumption.

Comment [W85]: Water rec no. 43

P15

Incorporate car wash bays in mixed use developments where there are more than 4
dwellings within the development.

Comment [W86]: Water rec no. 44

P16

Install pool cover where proposed development includes an external swimming pool.

Comment [W87]: Water rec no. 14

2.6.8

Building Materials

Objectives
O1

To encourage the use of materials which have a low environmental impact during their
life cycle.

O2

To encourage the use of toxin free material to minimise the health impact of materials
used indoors.

O2O3 To maximise the energy efficiency of buildings.
Provisions
P1

Products with the least life cycle impact should be favoured.

P2

The use of the following types of building materials are to be maximised wherever
possible:
(a)

materials which are sourced from renewable and abundant resources;

(a)(b) materials which are durable;
(b)(c) locally manufactured materials and produced;
(c)(d) materials with a low embodied energy content;
(d)(e) salvaged and/or recycled materials;
(e)(f) timber used be obtained from certified sustainable sources;
(f)(g) materials with a high recycled content (>50%);
(g)(h) low volatile organic compound (VOC) emitting materials;
(h)(i) mechanical fixings instead of adhesives and glues, wherever possible;
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(i)(j) wWhen using Medium Density Fibreboard, ensure that it has a low formaldehyde
content;
Comment [W90]: Energy rec no.
19

(j)(k) Use materials which are non-toxic including toxin-free floor finishes.;
P3

P4

Avoid the use of the following:
(a)

copper, chrome, cadmium, lead, mercury, cyanide, and formaldehyde;

(b)

materials, sealants and adhesives containing PVC;

(c)

wood treated with CCA;

(d)

solvents.

Use physical termite barriers (made of granite or stainless steel) instead of chemicals
where possible.

P4P5 Buildings should use lighter coloured materials and finishes on main external parts of
the building.

2.6.9

Comment [W91]: Energy rec no.
40

Adaptive reuse of buildings

Objectives
O1

To encourage the adaption and reuse of buildings.

Provisions
P1

Where feasible, existing buildings are to be reused in preference to demolition.

P2

Buildings should be designed to encourage adaptable office floorspace to accommodate
changing occupier requirements.
Comment [W92]: Water rec no.
60, Energy rec no. 53, Biodiv rec
no. 44

2.6.10 Sustainable roofs
Objectives
O1

To produce renewable energy.

O2

To produce solar hot water.

O3

To reduce internal heating and cooling requirements.

O4

To improve the aesthetics and amenity of the urban environment.

O5

To increase biodiversity.

O6

To reduce stormwater flows.

O7

To improve stormwater quality.

O8

To improve air quality.

O9

To reduce the urban heat island effect.

O10

To improve the efficiency of photovoltaic cells.

O11

To sequester carbon.

O12

To improve the life-span of roof membranes.

O13

To reduce noise pollution.

O14

To allow for food production where appropriate.

O15

To provide accessible roof space.

Comment [W93]: Water rec no.
61, Energy rec no. 54, Biodiv rec
no. 45

Provisions
P1

Development applications for buildings or parts of buildings with generally flat roofs
are to submit a roof top plan demonstrating how the available roof space contributes
to the achievement of five or more of the above objectives.

Comment [W94]: Water rec no.
62, Energy rec no. 55, Biodiv rec
no. 46
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‗Available roof space‘ excludes:


Roof plant;



Lift overruns.

‗Available roof space‘ includes:


Roof-top gardens, terraces and recreational spaces.

Council encourages the provision of green roofs (extensive, intensive or a hybrid or
combination) to achieve many of the above objectives.
The North Sydney Council Green Roof Resource Manual should be consulted for
technical guidance on the design, construction and maintenance of green roofs.

2.6.11 Hotwater Systems

Comment [W95]: Energy rec no.
42

Objectives
O1

To ensure the most efficient water heating methods are used to assist in the reduction
of greenhouse gas emissions and use of non-renewable resources.

Comment [W96]: Energy rec no.
42

Provisions
P1

New hotwater systems installed in dwellings must not solely rely on electrical mains
power to heat the water (n.b. sole electrical hotwater systems are to be phased out by
2012).

Comment [W97]: Energy rec no.
43

P2

Install solar powered water heaters on any residential development. Solar powered
water heaters may be either gas or electrically boosted, but boosting should be limited
to a maximum of 50% of total heating requirement with the remainder of heating
requirements achieved through solar gain.

Comment [W98]: Energy rec no.
44

P3

Where it can be demonstrated that insufficient solar access is available for a solar
powered system install a heat pump or natural gas system.

Comment [W99]: Energy rec no.
45

P4

Centralise solar or heat pump hot water systems in larger scale residential flat
buildings or attached dwelling developments, to achieve economies of scale.

Comment [W100]: Energy rec no.
46

P5

Where it can be demonstrated that the installation of a low greenhouse gas emission
water heating system for a dwelling or dwellings would require additional expenditure
which is not cost-effective over a five year period other systems may be considered.

Comment [W101]: Energy rec no.
47

2.6.12 Wind Turbines

Comment [W102]: Energy rec no.
59

Objectives
O1

To manage the impacts of wind turbines

Provisions
P1

Wind turbines are:
(a) not to involve the removal or pruning of a tree or other vegetation that requires a
permit or development consent for removal or pruning, unless that removal or pruning
is undertaken in accordance with a permit or development consent;
(b) to be clear from power lines in accordance with the requirements of the relevant
electricity authority;
(c) not to affect the structural integrity of the building;
(d) should not detract from the significance of a heritage item or a heritage
conservation area;
(e) not to be located along a bat or bird flyway; and
(f) to be installed in accordance with manufacturer‘s specifications.
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P2

Wind turbines are not to cause the following LAeq levels to be exceeded in any nearby
residential development (with windows closed):

Comment [W104]: Energy rec no.
60

(a) in any bedroom in the building—35 dB(A) at any time between 10pm and 7am;
(b) anywhere else in the building (other than a garage, kitchen, bathroom or
hallway)—40 dB(A) at any time.
P2

2.7

PUBLIC DOMAIN

The public domain includes streets and laneways, parks, plazas and malls, as well as areas
for café and restaurant seating, entries and foyers to buildings and the interface where
buildings meet the street or an adjoining open space.
The quality of the public domain has an impact on how people relate to their surroundings,
how they use the public domain, how comfortable they feel in it, how they feel about it, and
what they think about it. The public domain allows for freedom of movement, access to a
range of services and activities. It provides space to relax in, meet friends, ‗hang out‘,
congregate and be entertained in. It above all contributes to community identity and sense
of place.
Design of the public domain is important - too often buildings relate poorly to the public
domain and public spaces are just the left over spaces between buildings. A well designed
public domain is one which is accessible to all, encourages a diverse range of activities and
users throughout an extended period of the day, and is safe and comfortable for all users.
Successful streets and public spaces are the ones we enjoy walking along, shopping at or
sitting in.
All Public Domain design should be in accordance with the North Sydney Centre Domain
Strategy, the St Leonards Public Domain Strategy and North Sydney Council Infrastructure
Manual.

2.7.1

Street furniture, landscaping works, utilities and equipment

Objectives
O1

To ensure that street furniture, landscaping works, utilities and equipment positively
contribute to the community‘s enjoyment of the public domain, but does not impede
pedestrian movement and safety or reduce visual quality.

Provisions
P1

Where relevant, all works should be designed in accordance with:
(a)

North Sydney Centre Public Domain Strategy;

(b)

St Leonards Public Domain Strategy; and

(c)

North Sydney Council Infrastructure Manual.

P2

Where present, overhead wires are to be relocated underground along property
boundaries.

P3

Seating should be provided in public spaces that are not allocated to a specific use
(e.g. a café) for people to ‗hang out‘, take refuge and rest.

P4

Seating or seating areas should be positioned at the edge of footpaths where through
movement is not obstructed.

P5

Pedestrian sight lines should not be obstructed by landscaping or other street
improvements.

P6

Public areas should be free from clutter and unclear level changes, having particular
regard for accessibility.
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P7

2.7.2

Publically accessible areas are to be provided with a high quality of lighting for security
and amenity purposes.

Public entertainment and expression

Objectives
O1

To ensure that venues for public entertainment and expression of community identity
are provided.

Provisions
P1

Formal and informal spaces for public entertainment should be provided.

P2

Multi-functional street furniture should be incorporated into the design (e.g. a flat
bench may become an informal plinth for performance artists).

P3

At least one space within the North Sydney Centre must be provided that is large
enough to hold an open air performance or market.

P4

Public notice boards and kiosks should be provided in locations where people will be
gathering.

P5

Space should be provided within buildings for community facilities such as exhibition
areas, recreational facilities or cinemas.

2.7.3

Public art

Objectives
O1

To contribute to the cultural life and enjoyment of commercial areas.

O2

To allow for community self expression.

Provisions
P1

The design of public art should be in accordance with North Sydney Centre Public
Domain Strategy.

P2

Artworks should be integrated into the design of public spaces and the publically
accessible locations of private developments (i.e. main entrances, lobbies, street
frontages, gardens, walls and rooftops).

P3

Council‘s Arts and Culture Officer should be consulted in the design and execution
stages for any public artwork, prior to development consent being issued.

P4

Community groups should be consulted in the design of artworks.

P5

Consideration should be given to artworks that serve a dual role (e.g. as play
equipment for children, informal seating or a marker for a meeting place).

P6

Artwork should demonstrate its relevance to its location, reflecting the area‘s history,
culture or local community.

P7

Artwork should enhance a sense of place or the distinctive identity of the area.

P8

Council‘s Arts Plan should be considered in the design of all public art. It documents
the process for completing an Arts Plan submission where an Arts Plan is lodged with a
development application.

2.7.4

Paving

Objectives
O1

To ensure pedestrian surfaces are safe for all users.

O2

To ensure that pedestrian routes are clearly identified.

O3

To ensure that paving is constructed from materials that provide consistency and
continuity of streetscape.
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Provisions
P1

Except where negotiated with the Council, all footpath paving along property frontages
must be provided in accordance with Council‘s specifications (including requirements
for disabled access).

P2

The extent, nature and type of paving materials include tactile surfaces in appropriate
locations to assist the visually impaired.

P3

Paving may be considered as part of public art, but only in consultation with Council.

2.7.5

Native vegetation and water

Objectives
O1

To increase the provision of native vegetation and water in the public domain and
publically accessible areas within private developments.

Comment [W105]: Biodiv rec no.
38

Provisions
P1

All works should be designed in accordance with North Sydney Centre Public Domain
Strategy.

P2

Water features utilising non-potable water should be considered for inclusion within
public spaces, building entrances, foyers, facades and rooftops.

P3

Roof top gardens should be considered for incorporation where practicable and where
they do not result in unreasonable amenity impacts to adjoining and neighbouring
properties.

P4

Trees should be planted where appropriate to provide shade, shelter and fauna.

P5

Native species and planting methods which minimise potable water consumption
should be used wherever practicalDevelopment on properties in proximity to bushland
must be consistent with the requirements of Section 15 – Bushland. Note: Refer to the
Bushland Buffer Map to identify properties in proximity to bushland.

Comment [W106]: Water rec no.
46

Comment [W107]: Water rec no.
47
Comment [W108]: Biodiv rec no. 6
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SECTION 3
3.1

NON-RESIDENTIAL DEVELOPMENT IN
RESIDENTIAL ZONES

INTRODUCTION

Non-residential development in residential zones generally comprises, but is not limited to,
the following types of uses:


Child care centres;



Educational establishments;



Information and education facilities;



Health care facilities (including health consulting rooms, medical centres and
hospitals);



Places of worship;



Community facilities;



Neighbourhood shops; and



Entertainment facilities.

There are also some instances, where non-residential development occurs within residential
zones that operate pursuant to existing use rights (refer to Division 10 to Part 4 of the EP&A
Act) or are a permissible use pursuant to cl.2.5 and Schedule 1 – Additional Permitted Uses
to NSLEP 2012.
The majority of these uses are primarily operated from large scale buildings which are often
inconsistent with the scale of residential development occurring within the residential zones.
They can also lead to additional impacts on residential amenity in terms of traffic impacts
and noise.
The purpose of this Section of the DCP is to provide guidance to applicants for the
development of non-residential development in residential zones such that the impacts on
residential amenity is minimised.

3.1.1

General Objectives

The general objectives of this Section of the DCP are to ensure that non-residential
development in residential zones:
O1

is consistent with the principles contained within the Integrated Land Use and
Transport Policy;

O2

does not have adverse impacts on residential amenity or environmental quality;

O3

is in context with surrounding development;

O4

contributes to the garden setting and lower scale character of North Sydney‘s
residential neighbourhoods;

O5

is consistent with the character that is described in the relevant area character
statements; and

O6

incorporates innovative sustainable design to reduce energy and water consumption,
and meets or exceeds sustainability requirements.

3.1.2

When does this section of the DCP apply?

This Section of the DCP applies to:
(a)

all development within the R2- Low Density Residential, R3- Medium Density
Residential and R4- High Density Residential zones other than for the following:
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(i)

Attached dwellings;

(ii)

Boarding houses;

(iii)

Dual occupancies;

(iv)

Dwelling houses;

(v)

Multi dwelling housing;

(vi)

Residential flat buildings;

(vii)

Semi-detached dwellings;

(viii) Seniors housing; or
(ix)
(b)

Shop top housing.

development for any purpose on land zoned SP2 – Infrastructure, and where
any adjacent or adjoining land is zoned:
(i)

R2 – Low Density Residential,

(ii)

R3 – Medium Density Residential,

(iii)

R4 – High Density Residential, or

(iv)

E4 – Environmental Living.

If land zoned SP2 Infrastructure is located adjacent to more than one of the following zones:
(a)

R2 – Low Density Residential,

(b)

R3 – Medium Density Residential,

(c)

R4 – High Density Residential, or

(d)

E4 – Environmental Living,

then the controls of the most restrictive zone will apply to the subject site. For example, if
the subject site is located adjacent to land zoned R2 – Low Density Residential and R4 – High
Density Residential, then the provisions of the R2 – Low Density Residential would apply.

3.1.3

Relationships to other sections

Where relevant, this section of the DCP should be read in conjunction with the following
Sections of the DCP:

B
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(c)

Part A: Section 3 – Submitting an Application;

(d)

Part B: Section 5 – Child Care Centres;

(e)

Part B: Section 9 – Advertising and Signage;

(f)

Part B: Section 10 – Car Parking;

(g)

Part B: Section 11 – Traffic Guidelines for Development;

(h)

Part B: Section 12 – Access;

(i)

Part B: Section 13 – Heritage and Conservation;

(j)

Part B: Section 15 – Bushland;

(k)

Part B: Section 16 – Tree Management;

(l)

Part B: Section 17 – Erosion and Sediment Control;

(m)

Part B: Section 18 – Stormwater Drainage;

(n)

Part B: Section 19 – Waste Management; and

(o)

Part B: Section 20 – Public Infrastructure.
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3.1.4

Relationships to other documents and planning policies

Where relevant, this section of the DCP should be read in conjunction with the following:

3.2

(a)

SEPP (Infrastructure) 2007;

(b)

The DoP‘s Development Near Rail Corridors and Busy Roads – Interim Guideline
(19 December 2008);

(c)

SREP (Sydney Harbour Catchment) 2005;

(d)

The DoP‘s Sydney Harbour Foreshores and Waterways Area DCP (2005); and

(e)

The Rural Fire Services Planning for Bush Fire Protection (2006) guidelines.

ENVIRONMENTAL CRITERIA

The quality and amenity of the residential environment is important to the community. It
contributes to the comfort and wellbeing of current residents and to the sustainability of
residential areas and the environment for future users. The quality and amenity of nonresidential development can be maintained and improved by minimising the impacts of
development by utilising some or all of the following approaches.

3.2.1

Topography

Objective
O1

To ensure that the natural topography and landform are maintained.

Provisions
P1

Development should not result in the ground level (finished) being greater than
500mm above or below ground level (existing).

P2

New development should not result in the removal or covering of rock outcrops,
overhangs, boulders, sandstone platforms or sandstone retaining walls.

P3

Excavation should not occur within 1m of any property boundary.

P4

The depth of soil around buildings must be sufficient to sustain trees as well as shrubs
and smaller scale gardens.

3.2.2

Properties adjoining bushland

Objectives
O1

To ensure that development located adjacent to bushland is compatible with long term
conservation and management of remnant bushland in accordance with Council‘s
Bushland Plan of Management and State policies.

Provisions
P1

Development must be consistent with the requirements of Part B: Section 15 Bushland to this DCP.

P2

Maintain existing ground levels on land adjoining bushland.

3.2.3

Properties on Bush Fire Prone Land

Objectives
O1

To minimise the risk of harm to persons and property in the event of a bush fire.

Provisions
P1

Where relevant, new development on Bush Fire Prone Land must comply with the
relevant requirements of the Rural Fire Service‘s Planning for Bush Fire Protection
guidelines.
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3.2.4

Properties with a foreshore frontage

Objectives
O1

To promote a scale and form of development that enhances the scenic, environmental
and cultural qualities of the foreshore.

O2

To ensure that development considers coastal processes, such as sea level rise.

O3

To ensure development is consistent with Council‘s Foreshore Access Strategy.

Provisions
P1

Development on land adjacent to the foreshore must be designed with regard to sea
level rise.
Note:

Further information about sea level rise can be obtained from the Department of Planning
(www.planning.nsw.gov.au).

P2

Development must be on land adjacent to the foreshore must be designed with regard
to the provisions of SREP (Sydney Harbour Catchment) 2005 and Sydney Harbour
Foreshores and Waterways Area DCP (2005).

P3

Development must not alienate public access to foreshores by the location of foreshore
structures.

P4

Mature trees or significant landscaping should not be removed in order to locate
foreshore structures.

P5

Sea walls, rock outcrops or sandstone platforms should not be removed or covered in
order to locate foreshore structures.

P6

Minimise disturbance of existing vegetation, surface and underground drainage to
minimise run-off into the water.

P7

Natural materials and colours should be used that blend with the water, foreshore
sandstone and vegetation, for any foreshore structure.

P8

Avoid the use of large areas of blank, hard or reflective surfaces.

P9

Buildings or structures must respect the topographical features of the site.
Note:

P10

3.2.5

For example, buildings are not cantilevered, but follow the topography.

Retaining walls must not exceed 500mm in height individually or where more than one
retaining wall is proposed, a cumulative height of 500mm.

Noise

Objectives
O1

To ensure reasonable levels of acoustic amenity to nearby residents.

Provisions
P1

Noise emission associated with the operation of non-residential premises must not
exceed the maximum 1 hour noise levels (LAeq 1 Hour) specified in Table B-3.1.
TABLE B-3.1: Noise Emission Limits
Time Period

B
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Max 1 hour noise
levels(LAeq 1 Hour)

Day

Week

Time

Day

7am – 6pm

55 dBA

Weekday

Evening

6pm – 10pm

50 dBA

Night

10pm – 7am

40 dBA
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TABLE B-3.1: Noise Emission Limits
Time Period

Max 1 hour noise
levels(LAeq 1 Hour)

Day

Week

Time

Day

8am – 7pm

50 dBA

Weekend

Evening

7pm – 10pm

45 dBA

Night

10pm – 8am

40 dBA

Notes: Laeq (1hour) readings are to be measured during the noisiest 1 hour period between Day –
7/8am to 6/7pm, Evening – 6/7pm – 10pm and Night – 10pm to 7/8am.

P2

In terms of determining the maximum noise levels as required by P1 above, the
measurement is to be taken at the property boundary of the nearest residential
premises.

P3

Despite P1 above, the noise emmision associated with the operation of non-residential
premises must not exceed 5 dBA above the background maximum 1 hour noise level
(LAeq 1 Hour) during the day and evening and not exceeding the background level at
night when measured at the boundary of the property.

P4

Council may require the submission of an Acoustic Report to ensure compliance with
P1 above.

P5

Plant and machinery should incorporate noise reduction measures to minimise their
impacts.

P6

Developments should be designed and / or incorporate features that reduce noise
transmission.

P7

Where practical, development should incorporate adequate measures for tonal, low
frequency, impulsive, or intermittent noise.

P8

Developments must comply with EPA Industrial Noise Policy 2000 in particular the
modification required for acceptable noise level (ANL).

3.2.6

Reflectivity

Objectives
O1

To minimise the impacts by reflected light and solar reflectivity from buildings on
pedestrians and motorists.

Provisions
P1

Buildings should provide a greater proportion of solid to void on all facades and use
non-reflective materials.

P2

Buildings should use non-reflective glass and / or recess glass behind balconies.

P3

Sun shields, such as awnings, canopies and pergolas should be provided to glazed
areas.

P4

Council may require the submission of a Reflectivity Study prepared by a suitably
qualified consultant.
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3.2.7

Artificial illumination

Objectives
O1

To minimise the impact of artificial illumination on the amenity of residents and
pedestrians.

O2

To provide a safe urban environment without adverse affects on surrounding
development or the public domain.

O3

To minimise the impact of artificial illumination in contributing to sky glow.

O4

To encourage the use of energy efficient lighting.

Comment [W1]: Energy rec no. 48

Provisions
P1

External facades of buildings should not be floodlit.

P2

Where external artificial illumination is proposed:
(a)

it should be designed and sited to minimise glare

(b)

It must comply with the standards set out in Australian Standard AS 4282 –
Control of the Obtrusive Effects of Outdoor Lighting.

P3

Illumination of roof top and/or podium level facilities is not to exceed 10pm on any
day.

P4

Entrances must be well lit and do not produce shadows or adverse glare.

P5

Staff entrances which are separated from the main building entrance must be well lit
and opportunities for casual surveillance is maximised.

P6

Energy efficient lighting and technology should be used to reduce energy consumption.
Consider the use of solar powered illumination.

Comment [W2]: Energy rec no. 49
& 65

P7P6 Use of tTimers and sensors should be used to minimise energy consumption and
minimise sky glow.

Comment [W3]: Energy rec no. 51

P8P7 Council may require the submission of a Lighting Report for a development prepared
by an appropriately qualified person.

3.2.8

Views

Due to North Sydney‘s sloping topography and proximity to Sydney Harbour, views and
vistas comprise special elements that contribute to its unique character and to the amenity
of both private dwellings and the public domain.
New development has the potential to adversely affect existing views. Accordingly, there is
a need to strike a balance between facilitating new development while preserving, as far as
practicable, access to views from surrounding properties.
When considering impacts on views, Council will generally not refuse a development
application on the grounds that the proposed development results in the loss of views, where
that development strictly complies with the building envelope controls applying to the subject
site.
Objectives
O5O4 To protect and enhance opportunities for vistas and views from streets and other
public places.
O6O5 To protect and enhance existing views and vistas from streets and other public spaces.
O7O6 To provide additional views and vistas from streets and other public spaces where
opportunities arise.
O8O7 To encourage view sharing as a means of ensuring equitable access to views from
dwellings, whilst recognising development may take place in accordance with the other
provisions of this DCP and the LEP.
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Provisions
P1

Where appropriate, the opening up of views should be sought to improve the legibility
of the area.

P2

Use setbacks, design and articulation of buildings to maintain street views and views
from public areas.

P3

Maintain and protect views identified in the relevant area character statement (refer to
Part C of the DCP) from future development.

P4

Where a proposal is likely to adversely affect views from either private or public land,
Council will give consideration to the Land and Environment Court‘s Planning Principle
for view sharing established in Tenacity Consulting v Warringah Council [2004]
NSWLEC 140. The Planning Principle is available to view on the Land and Environment
Court‘s website (www.lawlink.nsw.gov.au/lec).

3.2.9

Solar access

Objectives
O1

To ensure that dwellings on adjoining and neighbouring sites have reasonable access
to sunlight and daylight.

Provisions
P1

Developments should be designed and sited such that solar access at the winter
solstice (21st June) provides a minimum of 3 hours between the hours of 9.00am and
3.00pm to:
(a)

any solar panels;

(b)

the windows of main internal living areas;

(c)

principal private open space areas; and

(d)

any communal open space areas.

located on any adjoining residential properties.
Note:

P2

Main internal living areas excludes bedrooms, studies, laundries, storage areas.

Despite P1 above, living rooms and private open spaces for at least 70% of any
adjacent dwellings within a residential flat building or shoptop housing should receive a
minimum of 2 hours of solar access between the hours of 9.00am and 3.00pm at the
winter solstice (21st June).

P2P3 The use, location and placement of photovoltaic solar panels should take into account
the potential permissible building form on adjacent properties.

Comment [W4]: Energy rec no. 58

3.2.10 Acoustic privacy
Objective
O1

To ensure all residents are provided with a reasonable level of acoustic privacy.

Control
P1

Materials with low noise penetration properties should be used where practical.

P2

Mechanical equipment, such as pumps, lifts or air conditioners should not be located
adjacent to bedrooms or living rooms of dwellings on adjoining properties.

P3

Where buildings are located on busy roads incorporate the following into the design of
the development to reduce traffic noise within the building:
(a)

cavity brick walls;

(b)

double glazing;

(c)

solid core doors;
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P4

(d)

concrete floors; and

(e)

recessed balconies.

Development comprising places of public worship, hospitals, educational facilities or
child care centres on land which is on or is within 100m of a railway corridor, a road
corridor for a freeway, a tollway, a transit way or any other road with an annual
average daily traffic volume of more than 40,000 vehicles (based on the traffic volume
data published on the website of the RTA) must consider the requirements of the DoP‘s
Development Near Rail Corridors and Busy Roads – Interim Guideline (19 December
2008) in accordance with cl.87(2) and cl.102(2) of SEPP (Infrastructure) 2007. An
acoustic report may be required to be prepared to demonstrate compliance with this
Guideline and the acoustic requirements within cl.87(3) and cl.102(3) of the SEPP
(Infrastructure) 2007.

3.2.11 Vibration
Objectives
O1

To ensure that workers are not unreasonably impacted upon by vibrations caused by
the operation of railways and roadways.

Provisions
P1

Development on land which is on or is within 60m of a railway corridor, or is adjacent
to a road corridor for a freeway, a tollway, a transit way or any other road with an
annual average daily traffic volume of more than 40,000 vehicles (based on the traffic
volume data published on the website of the RTA) must consider the requirements of
the DoP‘s Development Near Rail Corridors and Busy Roads – Interim Guideline (19
December 2008) in accordance with cl.87(2) and cl.102(2) of SEPP (Infrastructure)
2007. In particular, consideration should be given to the vibration criteria contained
within the Department of Environment Climate Change and Water‘s Assessing
Vibration: a technical guideline. A vibration assessment report may be required to be
prepared to demonstrate compliance with these Guidelines.

3.2.12 Visual privacy
Objectives
O1

To ensure that adjoining residents are provided with a reasonable level of visual
privacy.

Provisions
P1

Locate windows to avoid direct or close views into the windows, balconies or private
open space of adjoining dwellings.

P2

Where windows are located with a direct outlook to windows of an adjacent dwelling,
the windows must be provided with a minimum sill height of 1.5m, or use fixed
obscure glazing or other privacy devices.

P3

Provide suitable screening structures or planting to minimise overlooking to the
windows, balconies or private open space of dwellings on adjacent land.

P4

Signage should not be illuminated.

P5

Open entertaining spaces such as terraces, patio, gardens and the like on roof tops are
generally not supported.

P6

Despite P5 above, open spaces on roofs may be considered, but only if:
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(a)

the space is designed such that there is no potential for existing or future
overlooking of the space and subsequent noise and privacy issues;

(b)

the space is setback at least 1m from the extent of the external enclosing walls
to the floor level below; and
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3.3

(c)

the space does not exceed 50% of the floor area of the storey immediately
below or 18m2, whichever is the lesser; and

(d)

there is no other appropriate ground level space for outdoor recreation.

QUALITY BUILT FORM

In response to their local context, buildings need to be designed to respect the existing
topography and relate to the rhythm and pattern of characteristic buildings in the prevailing
streetscape. A comfortable and memorable street will be one where no one building or
feature dominates.
Kerb and guttering, footpaths, fences, front gardens and the street frontage of buildings all
contribute to the appearance of a street and influence how people feel in them and about
them. Streets where people feel comfortable will exhibit consistency in these elements and
relationships between the scale of these elements.

3.3.1

Context

Objectives
O1

To ensure that the site layout and building design responds to the existing
characteristics, opportunities and constraints of the site and within its wider context
(adjoining land and the locality).

Provisions
P1

A Site Analysis is undertaken in accordance with Part A: Section 5 – Site Analysis of
this DCP.

P2

Proposed developments must be designed to respond to the issues identified in the
site analysis and in the relevant area character statement (refer to Part C of this DCP).

3.3.2

Streetscape

Objectives
O1

To ensure that footpaths, kerb and guttering and street trees contribute to a
consistent streetscape.

Provisions
P1

All works within the road reserve must be undertaken in accordance with the North
Sydney Council Performance Guide (refer to Part B: Section 20 – Public
Infrastructure).

P2

All existing sandstone kerb and guttering must be retained and maintained.

P3

Existing street trees are to be retained and protected by avoiding excavation or
building within the drip line of the tree (refer to Part B: Section 16 - Tree and
Vegetation Management).

P4

Plant new trees of the same species that are present in the street, or in accordance
with guidelines or strategies adopted by Council.

P5

Maintain a nature strip on-street if one exists.

3.3.3

Laneways

Objectives
O1

To ensure that laneways are functional, attractive, safe and comfortable places for use
by residents as part of their public space and pedestrian network.

Provisions
P1

The height of buildings facing laneways should respect the width of the lane (i.e. a one
storey building generally provides the most appropriate scale).
Part
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P2

Where car parking is only capable of being located at the boundary to the laneway,
only open car spaces or carports will be permitted (i.e. roller doors are not permitted).

P3

No more than 50% of the width of a laneway frontage may be allocated for car
accommodation of any kind, or car park entrances.

P4

Laneway fences are to be softened by planting trees and shrubs that hang over or
through fences.

P5

Existing trees on land that abut the laneway should be retained.

P6

All new and rebuilt fences and structures (including car parking spaces) must be
setback 1.2m from the laneway frontage. This setback is to be landscaped with
appropriate low maintenance plants.

3.3.4

Subdivision pattern

Objectives
O1

To ensure that the characteristic subdivision pattern remains apparent, even if lots are
subdivided or amalgamated.

Provisions
P1

Maintain lot sizes, shape and orientation identified in the relevant area character
statement (refer to Part C of the DCP), or if not identified in the relevant area
character statement, that are characteristic of the area.

P2

Design and locate buildings to reinforce the characteristic subdivision pattern in the
neighbourhood.

P3

Break down the bulk of larger buildings, where lots have been amalgamated, with bays
or indents on the original building line.

3.3.5

Siting

Objectives
O1

To maintain the characteristic building orientation and siting.

Provisions
P1

Buildings are to be sited in accordance with that described in the relevant area
character statement (refer to Part C of this DCP), or if not identified in the relevant
area character statement, sited to relate to neighbouring buildings.

P2

Site buildings within a single building form, addressing the street.

P3

Orient each external wall parallel to the corresponding boundary of the site, unless
another orientation is characteristic.

3.3.6

Setbacks

Objectives
O1

To reinforce the characteristic pattern of setbacks and building orientation within the
street.

O2

To control the bulk and scale of buildings.

O3

To provide separation between buildings.

O4

To preserve the amenity of existing dwellings and provide amenity to new dwellings in
terms of shadowing, privacy, views, ventilation and solar access.
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Provisions
Front
P1

The front setback must match the alignment of the primary facades of buildings on
adjoining properties. Where different setbacks occur, the average of the setbacks of
those primary facades is to be used.

P2

An increased setback may be required where there is a need to reduce the visual
dominance of a large scale premises through the incorporation of landscaping or other
screening and design treatments.

Side
P3

Building setbacks are to comply with the requirements set out in Table B-3.4.
TABLE B-3.2: Side Setback Requirements
Zone

R2 – Low
Residential
Density
R3 – Medium
Residential
Density

Minimum Setback Requirement
1st storey (up to 4m)

900mm

2nd storey (up to 7m)

1.5m

3rd storey or higher (more than 7m)

2.5m

1st storey (up to 4m)

900mm

2nd storey (up to 7m)

1.5m

3
R4 – High
Residential
Density

rd

storey or higher (more than 7m)

2.5m

On land with a height limit of 12m or
less

1.5m; and

On land with a height limit greater than
12m

1st to 3rd storey
(up to 10m)

4.5m

Above 3rd storey

6.0m

The building must not exceed a building
height plane commencing at 3.5m
above ground level (existing) from side
boundaries and projected internally to
the site at 45 degrees (refer to Figure
B-1.3).

(more than 10m)
Figure B-3.1:
Setback and building height plane
controls for the R4 – High Density
Residential zone, where the height
limit is equal to 12m or less.
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P4

Where possible, side setbacks should match those on adjoining properties, or, if
adjoining properties are not characteristic, with setbacks identified in the relevant area
character statement (refer to Part C of the DCP).

P5

Despite P3 above, the building must be set back a minimum of 3m from the property
boundary, where the adjoining site has balconies or windows to main living areas of
dwellings or serviced apartments located at the same level.

Rear
P6

Provide rear building setbacks that match those on adjoining properties, or, if
adjoining properties are not characteristic, with setbacks identified in the relevant area
character statement (refer to Part C of the DCP).

P7

Buildings within the R4 – High Density Residential Zone:
(a)

and where the land is restricted by a height limit of 12m or less, must not
exceed a building height plane commencing at 3.5m above ground level
(existing) from the rear boundary and projected at an angle of 45 degrees
internally to the site (refer to Figure B-3.1); or

(b)

and where the land is restricted by a height limit in excess of 12m must be
setback at least 4.5m from the rear boundary for the 1 st to 3rd storeys of the
building (no more than 7m above existing ground level) and 6m for any part of
the building above the 3rd storey.

Laneways
P8

Despite P1 and P5 above, all buildings and structures must be setback 1.2m from a
laneway. This provision does not apply to side setbacks.

3.3.7

Form, massing & scale

Objectives
O1

The size of new buildings is consistent with surrounding, characteristic buildings and is
not significantly larger than characteristic buildings.

O2

The design of new buildings reflects and reinforces, or is complementary to, the
existing character of the locality.

O3

That buildings clearly define streets, street corners and public spaces.

Provisions
P1

The height of buildings is not to exceed that stipulated within cl.4.3 to NSLEP 2012.

P2

The number of storeys should be consistent with that identified in the relevant area
character statement (refer to Part C of this DCP).

P3

The finished floor height of the ground floor level should be no higher than 1m,
measured vertically at any point, above ground level (existing).

P4

Finished floor to ceiling heights are a minimum of 3.3m at the ground floor and 2.7m
for each floor above the ground floor. Council may consider a variation to the
minimum requirements, but only if the applicant can demonstrate that the nonresidential floor space is capable of receiving satisfactory natural daylight and
ventilation (e.g. shallow commercial spaces with large amounts of window area).

P5

Where alterations and additions are proposed to a development relying on existing use
rights, they must not result in the:
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(a)

material loss of views from other properties or public places, or

(b)

material overshadowing of other properties or public places, or

(c)

material loss of privacy to other properties, or

(d)

increasing of the overall building height, or
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(e)

landscaped area of the development being below the requirements set out in the
DCP, or further decrease the landscaped area where the landscaped area is
already below the requirements of the DCP, or

(f)

site coverage of the development exceeding the requirements set out in this
DCP, or further increase the site coverage where the landscaped area is already
above the requirements of this DCP.

P6

Balconies must be incorporated within the building envelope.

P7

Ancillary buildings (e.g. garages, carports, sheds etc) should be a much smaller scale
than the principle building.

P8

Where a building is to be located amongst buildings having a consistent form and scale
the size, location and proportions of window, door openings and other distinctive
features such as roof form should be carried over to the new development.

P9

Provide smaller door and window openings within masonry walls, so that glass does
not dominate the façade.

P10

Where practical, each tenancy to a building should be provided with an individual
entrance from a public street or public place.

P11

The apparent length of buildings should be broken down through the use of
articulation, design and detailing, changes in materials and colours.

P12

High quality materials should be used throughout the building design.

P13

Building elements, such as materials, finishes, and window dimensions should relate to
neighbouring buildings.

P14

Buildings are to respect the setting and curtilage of heritage items (refer to Part B:
Section 13 - Heritage and Conservation).

3.3.8

Entrances and exits

Objectives
O1

To enable equitable access to all persons regardless of ability.

O2

To ensure that entrances are clearly visible from the street and convey a sense of
address.

Provisions
P1

Main entrances and exits located at the front of the site must be directly visible from
the street.

P2

At least one main entrance to the building provides a continuous path of travel.

P3

Entrances must not be obscured by landscaping or other obstacles and have clear sight
lines.

P4

Entrances are clearly identifiable to reduce confusion and unintentional entry.

P5

If exits to the building are closed after hours, this must be indicated at the entrance of
the building.

P6

Entrance lobbies are well illuminated, with seating provided and a firm and level nonslip floor surface.

P7

Places of safe refuge are incorporated into the overall design of buildings. Lift lobbies
or toilets may be used as all or part of a safe refuge.

P8

Access to the building must be designed in accordance with the provisions contained
within Part B: Section 12 – Access.
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3.3.9

Colours and materials

Objectives
O1

To ensure new buildings reflect and reinforce the existing and desired character of a
locality.

Provisions
P1

Buildings should use materials identified in the relevant area character statement
(refer to Part C of the DCP), if provided.

P2

Natural colours and muted and earth tones should be used for major areas of the
building, such as walls and roof, with stronger colours restricted to smaller features,
such as window frames, doors and architectural detailing.

P3

Avoid the extensive use of reflective glass, reflective metal and plastics on the exterior
of buildings.

P4

Buildings should incorporate a high proportion of masonry to glass as follows - if a
vertical or horizontal line is drawn in any position on any façade it should not pass over
more than 50% of glass, or 75% of clear opening and glass.

P5

Solar panels should be integrated into building design where possible.

3.3.10 Front fences
Objectives
O1

To ensure that front fences contribute to a characteristic pattern of fences.

O2

To enable causal surveillance of the public domain, minimising the potential for
criminal activities to occur.

O3

To provide visual and acoustical privacy.

O4

To minimise their dominance on the street and contribute to a garden setting.

Provisions
P1

Fences should be designed similar to those identified in the relevant area character
statement (refer to Part C of the DCP), or where no style and type is provided, they
should be characteristic with those within the visual catchment of the site, when
viewed from directly opposite the site.

P2

The use of tall security fencing should be avoided.
Where security fencing is
demonstrated to be required, it must be primarily open in design such that it does not
obscure the main building and is to be and supplemented with landscaping.

P3

Fences may need to be articulated to minimise their visual impact.

P4

Fences must not reduce the significance of any heritage item or heritage conservation
area.

3.4

QUALITY URBAN ENVIRONMENT

The design, site layout and facilities of non-residential development should meet the needs
of the future occupants, without having adverse affects on nearby residents or on the wider
community and environment.
The design of buildings meets the needs of the widest range of people in the community
from childhood to old age. This includes people with any form of disability.
Natural surveillance of areas lowers the likelihood of vandalism and crime. Clear sight lines
and the proximity of dwellings assist in creating a safer environment. High walls and barriers
obscure sight lines and can increase the likelihood of crime.
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3.4.1

Accessibility

Objectives
O1

To ensure that buildings are made accessible to all persons regardless of their
mobility.

Provisions
P1

3.4.2

Buildings are to be designed in accordance with the provisions contained within Part B:
Section 12 - Access to the DCP.

Safety and security

Objectives
O1

To ensure that a high level of personal safety and security is provided within the
development and public domain.

Provisions
P1

Design routes between building entrances to maximise personal safety. Routes from
parking areas to lift lobbies are particularly important in this regard. Clear lines of
sight and well lit routes are required.

P2

Adequate lighting must be provided to open spaces, entrances and pedestrian areas to
avoid the creation of shadowed areas.

P3

Rear service areas and access lanes should either be well secured or easily visible.

P4

Robust and durable design features should be used where relevant to discourage
vandalism.

P5

The use of security grilles at the street frontage is discouraged. If security grilles are
necessary then install on the inside of the shopfront and maintain clear visibility into
the shop. Use toughened glass.

P6

Solid security rollers to shopfronts, building entries and the like are not permitted.

P7

Fire escapes should not be recessed into the building form. If it is necessary locate
them in a recess, then the recess must be shallow to provide for personal security of
pedestrians.

P8

Buildings should be designed to allow for the overlooking and natural surveillance of
rear lanes (e.g. from retail and other uses at all levels of the building).

P9

Rear lanes should be provided with safe and secure lighting.

P10

Clear sight lines should be maintained around all vehicle access points.

P11

Street numbering of buildings must be clearly visible from street at all times of the day
such that they are easily identifiable.

P12

Maximise views of the street and building entries and communal areas within the
development.

P13

Maintain sight lines along pathways (i.e. avoid blind corners or hiding places).

P14

Use design, materials and features (such as street furniture, pavers, fencing and
landscaping) to clearly distinguish public, communal and private domains.

3.4.3

Vehicular Access & Car Parking

Objectives
O1

To provide adequate on-site car parking for residents.

O2

To ensure adequate access for all vehicles.

O3

To maintain garden settings.
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O4

To minimise adverse visual impacts on the appearance of the street or building.

Provisions
Quantity
P1

Comply with the parking requirements within Part B: Section 10 – Car Parking and
Transport to this DCP.

Location
P2

All parking should be provided underground (i.e. within a basement) or where provided
at grade, must be adequately screened from the public domain. At grade car parking
may only be permitted, where it can be demonstrated that the development can
comply with the landscaping and site coverage controls contained within this Section of
the DCP.

P3

Where security doors/gates are proposed, an intercom system
visitor/service access to underground parking areas must be provided.

P4

Design accessways and driveways to:

to

facilitate

(a)

enable vehicles to enter the parking space or garage in a single turning
movement;

(b)

enable vehicles to leave the parking space in no more than two turning
movements;

(c)

enable vehicles to avoid queuing on public roads; and

(d)

comply with AS 1428.2 Design for Access and Mobility.

(e)

comply with the requirements of vehicular crossings and driveways as set out in
Section 20.4 to this Part of the DCP.

P5

Parking areas must be designed to enable cars to enter and leave the site in a forward
direction.

P6

Driveway and pedestrian access must be separated.

P7

The use of car spaces within a development is restricted to the occupiers of that
development.

P8

Garages, carports or other like parking structures must not be located between the
primary street frontage and the primary street façade of the building.

P9

Despite P8 above, car parking spaces (i.e. not within a garage, carport or other
structure) may be located between the primary street frontage and the primary street
façade of the building, but only if:
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(a)

no other on-site parking exists or is possible;

(b)

no rear laneway exists to provide vehicle access from the laneway rather than
from the street;

(c)

no demolition or partial demolition of the property is required to cater for the
space;

(d)

any excavation required is minimal in comparison to the area of the parking
space;

(e)

on-street parking is constrained by commuter parking and/or RTA clearways;

(f)

the parking space is uncovered;

(g)

porous materials are used for the parking space‘s surface;

(h)

landscaped area complies with the minimum requirements under s.1.5.5 to this
Part of the DCP, or if it is already less than the minimum requirement, the it is
not further reduced;
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(i)

adequate space to fit vehicles within property boundary exists to avoid overhang
onto the footpath;

(j)

it complies with AS 2890.1.

Access
P10

Provide vehicular access, directly from a public road.

P11

Where the site has frontages to both a street and a rear laneway, vehicular access
should be provided from the laneway rather than the street.

P12

Do not compromise streetscape, building form and landscaped area, or heritage
significance through the provision of vehicle access.

P13

Provide a minimum of 5.5m between gates or doors to parking areas and the boundary
of the site to allow a car to be within the property boundary while the gates/doors are
opening.

P14

If security gates/doors are to be used provide an intercom to allow access for visitors.

P15

Set back any development, including fences, at least 1.2m from a boundary with a
laneway to provide adequate turning space within the lane.

3.4.4

Site Coverage

Objectives
O1

To ensure that development is balanced and in keeping with the optimum capacity of
the site with no over development.

O2

To ensure that development promotes the existing or desired future character of the
neighbourhood.

O3

To control site density.

O4

To limit the building footprint so as to ensure adequate provision is made for
landscaped area.

Provisions
P1

Maximum site coverage must be in accordance with Table B-3.3.
TABLE B-3.3: Maximum Site Coverage Requirements
Zone

R2 – Low Density Housing

P2

Lot Size (m2)

Site Coverage (max)

0-229

65%

230-499

50%

500-749

40%

750-999

35%

1000+

30%

R3 – Medium Density Housing

All

50%

R4 – High Density Housing

All

45%

For the purposes of P1, the following items are considered to constitute site coverage:
(a)

buildings as defined by the EP&A Act;

(b)

garages and carports;

(c)

sheds;

(d)

enclosed / covered decks, pergolas and the like;

(e)

swimming pools, spa pools and the like:
Part
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(f)

other structures including:
(i)

permanent BBQ structures;

(ii)

cabanas;

(iii)

external staircases;

(iv)

gazebos;

(v)

greenhouse/glasshouse;

(vi)

plant rooms;

(vii)

rainwater tanks;

(viii) ramps;
(ix)

garbage storage facilities.

However, site coverage excludes:
(g)

any basement;

(h)

unenclosed balconies1, decks, pergolas and the like;

(i)

paving and patios (porous and non-porous);

(j)

driveways and car stand areas (porous and non-porous);

(k)

water features; or

(l)

anything else defined as landscaped area.

3.4.5

Landscape Area

Objectives
O1

The specific objectives of the landscaped area controls are to:
(a)

promote the character of the neighbourhood;

(b)

provide useable open space for the enjoyment of workers;

(c)

provide a landscaped buffer between adjoining properties;

(d)

maximise retention and absorption of surface drainage water on site;

(e)

minimise obstruction to the underground flow of water;

(f)

promote substantial landscaping, including trees which will grow to a minimum
height of 15m;

(g)

control site density;

(h)

minimise site disturbance;

(i)

contributes to streetscape and amenity; and

(j)

allows light to penetrate between buildings.

Provisions
P1

1
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Development must provide a minimum landscaped area and maximum un-built upon
area in accordance with Table B-3.4.

Balconies which are open on more than 1 side and are not located under the roof line of the building or a balcony
directly above.
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TABLE B-1.6: Minimum Landscaped Area and Site Coverage Requirements
Lot Size
(m2)

Landscaped Area
(min)

Un-built upon
area (max)

0-229

15%

20%

230-499

30%

20%

500-749

40%

20%

750-999

45%

20%

1000+

50%

20%

R3 – Medium Density Housing

All

30%

20%

R4 – High Density Housing

All

40%

15%

Zone

R2 – Low Density Housing

P2

For the purposes of P1:
(a)

landscaped area is considered to comprise all parts of a site used for growing
plants, grasses and trees, but does not include any building, structure or hard
paved area2; and

(b)

the following items are considered to constitute un-built upon area:
(i)

any part of a basement which does not comprise site coverage;

(ii)

unenclosed balconies3, decks, pergolas and the like;

(iii)

paving and patios (porous and non-porous);

(iv)

driveways and car stand areas (porous and non-porous);

(v)

water features; or

however, un-built upon area excludes:

Note:

(vi)

anything else comprising site coverage; or

(vii)

anything else comprising landscaped area.

To ensure that landscaped areas satisfactorily meet the objectives of the control, they should have a
soil depth in excess of 300mm.

2

Landscaping located above a basement or on the roof of a building does not constitute “landscaped area”.

3

Balconies which are open on more than 1 side and are not located under the roof line of the building or a balcony
directly above.
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Figure B-3.2:
Areas of ―landscaped area‖, ―site
coverage‖ and ―unbuilt upon area‖.

P3

Avoid creating landscaped areas that are broken into a series of small fragmented
unusable areas.

P4

Establish a significant landscaped setting for pathways and paved areas.

P5

Use planting to create a buffer against cold winter winds (generally westerly), or to
direct cooling breezes in summer (generally north easterly).

P6

Locate driveways and pathways at least 500mm from common boundaries.

P7

Provide screen planting, including trees, within the 1.5m setback from the common
boundary.

P8

Retain existing mature vegetation and trees and show what measures are to be
implemented to protect this vegetation during construction (refer to Part B: Section 16
– Trees and Vegetation Management of the DCP).

P9

Vegetation and landscape elements should be selected and designed to avoid
overshadowing existing solar panels or roof spaces which are capable of
accommodating solar panels.

P10

Use pervious materials or stepping stones where pathways are incorporated within side
setbacks.

3.4.6

Excavation

Objectives
O1

To retain existing vegetation and allow for new substantial vegetation and trees.

O2

To minimise the adverse effects of excavation on the amenity of neighbouring
properties.

O3

To minimise excavation and site disturbance so as to retain natural landforms, natural
rock faces, sandstone retaining walls and the like and to retain natural water runoff
patterns and underground water table and flow patterns.

O4

To ensure the structural integrity of adjoining properties.

Provisions
P1

B
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Development that includes excavation must not be carried out unless:
(a)

the development is in accordance with and promotes the objectives of this
subsection;

(b)

land stability of the site and adjoining land is preserved;
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(c)

the natural drainage patterns of the land and catchment will not be disrupted;
and

(d)

adverse effects on other properties are avoided or minimised.

P2

Consent must not be granted to a development where the excavation for any
associated garages, car parking, plant rooms or ancillary storage and access thereto
exceeds 70% of the site area.

P3

Where practical:

P4

3.4.7

(a)

a minimum of 50% of the un-excavated area should be located at the rear of the
site. Sites with dual or rear lane frontages, this area may be relocated to allow
buildings to address the secondary frontage.

(b)

a minimum of 30% of the un-excavated area should be located within the front
setback.

(c)

a minimum 1.5m wide strip of soft landscaped area should be located along at
least one side boundary. A minimum 1.5m wide strip should be provided along
both boundaries where the site width permits.

Basement car parks must not extend to the full width of a site.

Landscaping

Objectives
O1

Landscaping and planting satisfies minimum performance standards and is sustainable
and appropriate to the site.

O2

Landscaping should not adversely impact upon the amenity and usability of adjoining
properties.

Provisions
P1

Retain existing trees wherever practical.

P2

Avoid works which are to occur within the drip line of any tree that has a height
greater than 6m, or a girth greater than 1m, measured 1m above the base of the tree.

P3

Where a development proposes to incorporate plant containers, they should have a
minimum diameter of 110mm and a minimum depth of 135mm.

P4

Developments should incorporate locally occurring native species to extend habitats
for fauna and reduce water and fertilizer requirements.

P5

Achievement of maximum density, pursuant to Council‘s controls, will be subject to
retention of significant trees (as identified by Council) and other important topographic
features.

P6

Minimise disturbance of natural ground levels, native vegetation and topography in the
vicinity of identified significant trees.

P7

New hedges must not result in the unreasonable reduction of access to sunlight or
views. A condition may be imposed on a development consent which may restrict the
maximum height of a hedge.

3.4.8

Front gardens

Objectives
O1

To maximise water infiltration on a site.

O2

To soften the built form.

Provisions
P1

The entire front setback must not be paved or concreted.
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P2

Where car parking and driveways are located in the front yard, use the minimum
amount of paving as practicable.

P3

Front gardens should merge with those on adjoining properties and support the
landscape character of the area.

P4

Plant trees and shrubs that will hang over or through fences.

P5

Complement the existing landscape character of the street, including street planting
undertaken through Council‘s Street Tree Strategy (refer to Part B: Section 16 – Tree
and Vegetation Management to the DCP).

P6

Design front gardens that will soften and complement the view of buildings from the
street and surrounding properties.

P7

Do not provide medium height, dense planting around building entries.

3.4.9

Garbage Storage

Objectives
O1

To ensure sufficient space is provided on site for waste storage.

O2

To ensure garbage storage areas are screened from the public domain.

O3

To ensure convenient access for collection.

Provisions
P1

On-site garbage storage areas must be provided which are capable of accommodating
the number of garbage and recycling bins as indicated in Table B-3.5. However,
industry standards for waste generation rates may be used where these differ from the
Council rates or if no Council rate is given.
TABLE B-3.5: Waste bin requirements

Type of Premises

Sub type of premises

Typical Volume of Waste generated to be stored

Office buildings

General office use

0.01-0.03m3 / 100m2 GFA / day

Retail Trading

Shops to 100m2

0.1-0.2m3 / 100m2 GFA / day

Large supermarkets,
Family centres

0.1-3m3 / 100m2 GFA / day

Shopping malls

Dependant of development. Apply appropriate
combination of factors.

Greengrocers

0.2-0.4m3 / 100m2 GFA / day

Florist / plant shop

0.9m3 / 100m2 GFA / day

Butcher

0.9m3 / 100m2 GFA / day

Bakery

0.9m3 / 100m2 GFA / day

Fish

0.9m3 / 100m2 GFA / day.
The shop shall be refrigerated so as to ensure all
wastes are kept at a temperature not exceeding 4oC

Catering

Food and drink premises

0.3-0.6m3 / 100 meals / day
0.15m3 for bottle recycling / 100 meals / day.

Registered clubs

0.3-0.6m3 / 100 meals / day
0.05m3 for bottle recycling / 100 meals / day.

Assembly rooms

Industrial
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Social recreational or
religious premises

0.6m3 / 100m2 GFA / day

Entertainment facilities

0.12m3 / 400 seats / session
Dependant upon industry type
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* GFA = gross floor area

P2

Notwithstanding the rates to P1, Council may permit a reduction in the number of bins
required, but only if a garbage compactor is required or proposed to be incorporated
within the development.

P3

All developments containing a lift must provide:
(a)

a garbage chute leading to a central garbage storage room that has a waste
compaction unit attached with a minimum compaction ratio of at least 2:1; and

(b)

a recycling room with a minimum dimension of 1.5m square on each level of the
building with at least one point of access to the garbage chute, which is provided
with shelving appropriate to hold a minimum of 4 x 50 litre recycling creates for
the separate collection of recyclable materials.

P4

A garbage storage area/s should be located within 2m of the street or laneway
boundary.

P5

Notwithstanding P4 above, a garbage storage area may be located anywhere on a site,
but only if a garbage collection area, capable of accommodating all of the required bins
for the entire development is located within 2m of the street or laneway boundary.

P6

Garbage storage facilities should not be located in conjunction with the main
pedestrian entrances to a building.

P7

Garbage bins stored in a collection facility should be located within 3m of the facility‘s
entrance.

P8

Convenient access for on-site movement and collection should be provided.

P9

More than one communal on-site waste storage and recycling area should be provided
on large or steep sites, or where there is more than one Council collection point.

P10

Garbage storage areas must be screened from streets and laneways to discourage the
illegal dumping of rubbish and unsightly mess visible to pedestrians.

P11

Garbage storage areas must be located and managed to avoid causing a nuisance from
smells, insects or animals.

P12

Sufficient space must be provided to accommodate any on-site treatment facilities
(e.g. compaction) proposed to be incorporated.

P13

Garbage storage areas should be adequately protected from inclement weather.
Where appropriate, the area should be enclosed or undercover.

P14

Storage areas must be well ventilated and drained to a lawfully approved sewerage
system.

P15

Where a garbage chute is provided or required the garbage chute room must be
adequately ventilated and incorporate fire safety and other services in accordance with
the BCA.

P16

Garbage facilities are to be designed and constructed in accordance with Council‘s
Waste Facility Guide (refer to Appendix 3).

P17

Garbage facilities must accommodate any privately arranged collection (e.g. daily or
weekly, etc. collections).

P18

Source separation must be provided within the garbage storage area to maximise
recycling and reduction of waste sent to land fill.

P19

Food and drink premises and any other premises involved in the storing of perishable
goods are required to:
(a)

provide specialised containment for food scraps;

(b)

Arrange regular/daily collection of food scraps; and
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(c)

Provide refrigerated garbage rooms where large volumes of perishables (such as
seafood) and infrequent collection is proposed.

P20

Grease traps may be required in certain circumstances (refer to Sydney Water may
have specific trade waste requirements).

P21

Special arrangements are required for the storage and disposal of any special waste
material, such as medical or hazardous wastes. Applicant‘s should contact Council and
Environment Protection Authority for further information.

P22

Locate and design garbage storage areas to complement the streetscape.

P23

Ensure garbage/recycling bins will not be visible from the street in the garbage storage
area.

P24

Where possible integrate garbage storage areas with the building.

P25

Do not place structures for garbage storage areas, that are more than 1m high on the
boundary or within the front building line.
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3.5

EFFICIENT USE OF RESOURCES

The commercial and retail sectors are significant users of electricity and are major
contributors to greenhouse gas emissions in Australia. Improving energy efficiency is one of
the most cost effective ways of reducing greenhouse gas emissions. The pursuit of energy
efficiency can bring economic, social and environmental benefits.
Another reason to
encourage energy efficiency is the reduction in maintenance costs and improved leasability
and saleability of the building.
Reducing waste has environmental, social and economic benefits.
There are many
opportunities in the development process to reduce the amount of waste and to maximise
the amount of material that is recycled and reused, rather than going to landfill.
The amount of stormwater runoff in an area relates directly to intensity of development in
that area. The more impervious to stormwater an urban area is, the larger the runoff
quantities are and thereafter the impact on the environment.
It is the developer‘s and their designer‘s responsibility to ensure that the following principles
are incorporated in the proposed developmentApplicants must comply with the submission
requirements and performance targets set out in Table B-3.6 in order to demonstrate the
proposed development achieves an efficient use of resources.

Comment [W5]: Water rec no. 2,
Energy rec no. 2

TABLE B-3.6: Non-residential thresholds, submission requirements and performance targets

Comment [W6]: Water rec no. 2
Energy rec no. 2

Threshold/size

Submission requirement

Performance target

Alterations
affecting less
than half the
original
building
or
tenancy
(measured
over the roof
and the outer
walls)

An Efficient Use of Resources Commitment
Table (to be completed by the applicant).

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-sections.

Alterations
affecting more
than half the
original
building
or
tenancy
(measured
over the roof
and the outer
walls)

The development must comply with the
relevant submission requirements as if it were
a new development.

The development must comply with the
relevant performance targets as if it were a new
development.

Less than
2000m² GFA

An Efficient Use of Resources Commitment
Table (to be completed by the applicant).

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section.

2000m²5000m² GFA

An Efficient Use of Resources Commitment
Table (to be completed by the applicant); AND

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section.
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A NABERS Energy Commitment Agreement;
OR
If a NABERS Energy rating tool is not available
for the particular type of non-residential
development proposed, an Energy Efficiency
Report from a suitably qualified consultant
that sets out proposed energy efficiency
measures; AND

>5000m² GFA

If an Energy Efficiency Report is required it must
demonstrate that a high level of energy
efficiency will be achieved.

A WSUD report from a suitably qualified
consultant.

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section, particularly regarding on-site
detention, discharge rates and quality of
discharge; and demonstration that WSUD has
been incorporated to the maximum extent
practicable.

A NABERS Energy Commitment Agreement;
OR

The Commitment Agreement must be for a 4.5
star NABERS rating for the base building, whole
building, or tenancies as appropriate; OR

If a NABERS Energy rating tool is not available
for the particular type of non-residential
development proposed, an Energy Efficiency
Report from a suitably qualified consultant
that sets out proposed energy efficiency
measures; AND

If an Energy Efficiency Report is required it must
demonstrate that a high level of energy
efficiency will be achieved.

A WSUD report from a suitably qualified
consultant; AND

Compliance with / consideration of (as relevant)
DCP provisions within Efficient Use of Resources
sub-section, particularly regarding on-site
detention, discharge rates and quality of
discharge; and demonstration that WSUD has
been incorporated to the maximum extent
practicable.

Evidence that the building design has been
awarded a Green Star rating; OR

The base building, or the whole building where
there is to be one tenant to occupy the whole
building, must achieve a 5 star Green Star
rating; OR

If evidence of a Green Star rating being
awarded is not available at DA stage or if a
Green Star rating tool is not available for the
particular
type
of
non-residential
development proposed, a Sustainability
Report including an Efficient Use of Resources
Commitment Table (to be completed by
suitably qualified consultants) must be
submitted.

3.5.1

The Commitment Agreement must be for a 4.5
star NABERS rating for the base building, whole
building, or tenancies as appropriate; OR

If a Sustainability Report which includes an
Efficient Use of Resources Commitment Table is
required it must demonstrate compliance with /
consideration of (as relevant) DCP provisions
within the Efficient Use of Resources subsection and demonstrate that the development
will achieve a very high degree of environmental
sustainability.

Energy efficiency

Nearly half of energy consumption in non-residential buildings is due to heating, cooling,
ventilation, office equipment and lighting. A typical energy bill is 25% of a building‘s total
operating costs. The way the occupants operate and maintain a building is crucial to its
energy efficiency so just having a smart design does not guarantee an efficient building.
Controls in this section of the DCP seek to acknowledge these facts by addressing both
building design and maintenance.
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Objectives
O1

To ensure that developments minimise their use of non-renewable energy resources
and water consumption.

O2

To ensure that buildings are designed such that the air conditioning plant meets
performance requirements, while minimising energy usage.

Comment [W7]: Water rec no. 32
Comment [W8]: Energy rec no. 22
Comment [W9]: Energy rec no. 48

O1O3 To encourage the use of energy efficient lighting.
Provisions
P1

Where alterations affect more than half the total volume of the original building
(measured over the roof and the external walls), achieve the targets in this subsection
for the whole of the building.

P2

Consider the following issues when assessing the energy rating of buildings and
whether any of these issues prevent the achievement of the energy ratings:

P3

(a)

orientation or shape of the block;

(b)

existing overshadowing due to either the surrounding terrain or existing
development;

(c)

topography, geology or geo-technical constraints preclude energy saving design
such as slab-on-ground construction; and

(d)

conflict with requirements or guidelines in relation to privacy, area character,
building design, bulk and scale or heritage considerations set out in the LEP or
the DCP.

Ensure that the development does not reduce the energy efficiency of buildings in the
vicinity.

P3P4 Improve the control of mechanical space heating and cooling by designing
heating/cooling systems to target only those spaces which require heating and cooling,
not the whole building.

Comment [W10]: Energy rec no. 8

P4P5 Where the proposed development involves the installation of any of the following:
(a)

hotwater systems;

(b)

clothes drier;

(c)

dishwasher;

(d)

fixed air conditioning systems (including reverse cycle systems);

(e)

fixed heating systems;

they must have a minimum energy star rating of 34.5 stars.

Comment [W11]: Energy rec no. 7

P6

Improve the efficiency of hot water systems by insulating hot water systems.

Comment [W12]: Energy rec no. 9

P7

Wherever possible solar hot water systems should be provided.

P8

Fixed heating and cooling systems are not encouraged.

Comment [W13]: Energy rec no.
16

P9

Incorporate on-site renewable energy sources to supplement energy needs during
daily peak energy use.

P10

In considering proposals for renewable energy, consideration should be given to the
economic and environmental benefits to the broader community of renewable energy
generation while also considering the need to minimise the effects of a proposal on the
local community and environment.

P11

Timers and movement sensors should be used to minimise energy consumption,
particularly for lighting and mechanical ventilation in public areas.

P12

Energy efficient lighting and technology should be used to reduce energy consumption.
Consider the use of solar powered illumination.

P13

Use solar powered lighting for external areas.

Comment [W14]: Energy rec no.
17
Comment [W15]: Energy rec no.
63
Comment [W16]: Energy rec no.
64
Comment [W17]: Energy rec no.
28. Energy rec no. 50
Comment [W18]: Energy rec no.
49 & 65
Comment [W19]: Energy rec no.
29
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P14

Reduce reliance on artificial lighting by designing lighting systems to target only those
spaces which require lighting at any particular ‗off-peak‘ time, not the whole building.

Comment [W20]: Energy rec no.
10

P15

Locate appliances and equipment that generate waste heat, (such as copiers) in areas
separated from the spaces requiring cooling.

Comment [W21]: Energy rec no.
18

P16

Buildings with greater than 2000m² of gross floor area must be capable of achieving a
minimum 4.5 star rating under DECCW‘s NABERS Energy. In this regard, the following
information is required to be lodged with the relevant certifying authority (Council or
an accredited certifier) prior to the issue of a Construction Certificate:

Comment [W22]: Energy rec no. 2

P17

3.5.2

(a)

Evidence that a Commitment Agreement has been entered into with DECCW, to
deliver this Green Star rating for the base building (i.e. services traditionally
supplied as ‗common‘ to tenants, such as air conditioning, lifts and common area
lighting) or for the whole building where the applicant is to occupy the entire
building.

(b)

Use an independent energy assessment report that follows the guidelines in
DECCW‘s NABERS Energy and Water for Offices Rules for collecting and using
data. This document can be obtained from www.nabers.com.au;

(c)

Prepare and submit, a computer building simulation in accordance with DECCW‘s
NABERS Energy Guide to Building Energy Estimation. This document can be
obtained from www.nabers.com.au.
The computer building simulation is
required to demonstrate to the satisfaction of Council, or the private certifier if
Council is not the certifying authority, that the building can reasonably be
expected to achieve the proposed rating under realistic operating conditions.

Developments involving the provision of more than 5,000m2 of office floor space must
demonstrate that the development can achieve a minimum 5 star rating under the
Green Building Council of Australia‘s Green Star – Office rating tool. The rating tool
can be obtained from the Green Building Council of Australia‘s website www.gbca.org.au.

Comment [W23]: Energy rec no. 2

Passive solar design

Objectives
O1

To ensure that site layout and building orientation allows for maximum solar access
and are adapted to local climatic conditions and prevailing site characteristics.

Provisions
P1

Buildings should be oriented within 20o west of north to 30o east of north to maximise
solar access.

P2

Adapt site layout and building orientation to local climatic conditions and prevailing site
characteristics, such as existing overshadowing, planting and slope.

P3

Orient the long axis or length of the building to the northerly aspect.

P3P4 East and west facing glazing should be minimised and fully shaded at the summer
solstice.

Comment [W24]: Energy rec no.
11

P5

Provide shading devices on north facing walls to completely shade glazing from
October to late February. To calculate the extent of shading device, draw a section
and extend a line from the base of the window at 70 o. The outer edge of the eaves
should reach this line.

P6

Optimise natural light access to reduce the amount of energy used to run artificial
lighting (limiting the internal depth of the building allows efficient use of natural light).

Comment [W25]: Energy rec no.
15

P7

If landscaping is proposed as part of the development, a documented landscape design
concept shows how the landscaping contributes to energy efficiency by providing
substantial shade in summer, especially to west-facing windows and open car park
areas, and admitting winter sunlight to outdoor and indoor living and working areas.

Comment [W26]: Energy rec no.
20
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P4P8 Buildings are designed, wherever possible, to include a north facing roof where a solar
hot water system or collector can be installed.

Comment [W27]: Energy rec no.
62

P5

Use building materials that are non toxic, have a low embodied energy and are
sourced from renewable and abundant resources.

Comment [W28]: Energy rec no.
19

P6

Incorporate on-site renewable energy sources to supplement energy needs during
daily peak energy use.

Comment [W29]: Energy rec no.
63

P7

Locate windows and openings in line with each other, and with prevailing breezes.

P8

Use movement controlled lighting and mechanical ventilation in public areas.

Comment [W30]: Energy rec no.
27

P9

Use solar powered lighting for external areas.

3.5.3

Comment [W31]: Energy rec no.
28
Comment [W32]: Energy rec no.
29

Thermal mass and insulation

Thermal mass is the ability of a material to absorb heat energy. Materials like concrete,
bricks and tiles are deemed to have a high thermal mass, as they require a lot of heat
energy to change their temperature. Lightweight materials such as timber have low thermal
mass. More thermal mass results in more even range in inside air temperature. Appropriate
use of thermal mass throughout your home can make a big difference to comfort and heating
and cooling bills.

Comment [W33]: Energy rec no.
21

Thermal mass is not a substitute for insulation. Thermal mass stores and re-radiates heat
whereas insulation stops heat flowing into or out of the building. A high thermal mass
material is not generally a good thermal insulator.
Insulation acts as a barrier to heat flow and is essential to keep your home warm in winter
and cool in summer. A well insulated and well designed home will provide year-round
comfort, cutting cooling and heating bills by up to half. This, in turn, will reduce greenhouse
gas emissions.
Objectives
O1

To achieve more even, year-round average temperature, making the dwelling building
more comfortable to live in for occupants and resulting in less demand for artificial
heating or cooling.

Comment [W34]: Energy rec no.
13

Provisions
P1

To maximise natural heating, provide flooring that will absorb heat from the winter sun
(i.e. a concrete slab floor on the ground offers the best thermal massing properties,
whilst timber floors have minimal performance in terms of thermal mass. Dark
coloured tiles laid over a concrete slab is the most desirable covering in terms of
maximising the performance of thermal mass in a dwelling).

P2

To maximise natural cooling, protect thermal mass from summer sun with shading and
insulation. Allow cool night breezes and air currents to pass over the thermal mass,
drawing out all the stored energy.

P3

Incorporate masonry walls and insulated walls and ceilings to contribute to the
effectiveness of thermal mass.

P4

Thermal insulation is used in the roof, walls and floor.

P5

Thermal insulation complies with AS 2627: Part 1-1993.Ceiling/roof insulation must be
rated R3.0 or equivalent and wall insulation must have an R1.5 or equivalent rating.
Insulation of cavity brick walls is not required. These ratings are based on AS 2627:
Part 1-1993.

P6

Use bulk or reflective insulation, or a combination of both, to achieve the required
insulation value.

Comment [W35]: Energy rec no.
13a

Comment [W36]: Energy rec no.
12

P6P7 Heat loss is minimised by awnings, shutters or doubleglazing.
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3.5.4

Natural ventilation

Ventilation is essential for good health and prevention of condensation. However, the lack of
natural ventilation can cause discomfort for occupants and waste energy if artificial
ventilation is installed.
Objectives
O1

To ensure that workers are provided with direct access to fresh air and to assist in
promoting thermal comfort for occupants.

O2

To reduce energy consumption by minimising the use of mechanical ventilation,
particularly air conditioning.

Provisions
P1

Locate windows and openings of apartments in line with each other on opposing walls
and with prevailing breezes.

P2

Provide ceiling fans for use in summer (fans produce a cooling air movement that is
preferable to letting in the hot daytime air).

3.5.5

Water Conservation

Objectives
O1

To minimise the use of potable water use within buildings.

Comment [W37]: Water rec no. 29

O2

To encourage the reuse of greywater, rainwater potable water and stormwater runoff.

Comment [W38]: Water rec no. 33

O3

To minimise stormwater runoff.

Comment [W39]: Water rec no. 10

Provisions
P1

Where the proposed development involves the installation of new:
(a)

shower roses;

(b)

taps for use over a basin, ablution trough, kitchen sink or laundry tub;

(c)

flow restrictors;

(d)

toilets;

(e)

white goods, such as clothes washers or dishwashers;

they must have the highest Water Efficiency Labelling Scheme (WELS) star rating
available at the time of developmentthey must have a WELS rating of 3.5 stars or
higher.

Comment [W40]: Water rec no. 3

P2

Recycled water (serviced by dual reticulation) should be utilised for permitted nonpotable uses such as toilet flushing, laundry, irrigation, car washing, fire fighting,
industrial processes and cooling towersReuse greywater for subsurface irrigation and
toilet flushing.

Comment [W41]: Water rec no. 27

P3

Harvest and use rainwater for garden irrigation and toilet flushing.

P4

Collect and reuse stormwater runoff for subsurface irrigation.

P5

Ensure paved areas are at least 50% pervious.

P6P5 Use endemic plants (as listed on Council‘s website) and xeriscape principles in
landscaping.

Comment [W42]: Water rec no. 35
Comment [W43]: Water rec no. 36

P6

Install water efficient irrigation systems and controls.

P7

Separate meters are to be installed for the make-up lines to cooling towers, swimming
pools, on the water supply to outdoor irrigation, and other significant end uses.

Comment [W44]: Water rec no. 12

P8

Where cooling towers are used they are:

Comment [W45]: Water rec no. 13

a)

B
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b)

to include a water meter connected to a building energy and water metering
system to monitor water usage; and

c)

to be connected to a recirculating cooling water loop; and

d)

discouraged where they are a single pass cooling systems; and

e)
to be connected to a conductivity meter to ensure optimum circulation before
discharge.
P9

Install a pool cover where the proposed development includes an external swimming
pool.

Comment [W46]: Water rec no. 14

P10

Rainwater tanks or other alternative water sources including recycled water systems
are to be installed to minimise the use of potable water and maximise the use of
alternative water sources.

Comment [W47]: Water rec no. 26

P11

Rainwater tanks should be plumed to appropriate end uses, including toilet flushing,
water features, car washing and garden irrigation.

Comment [W48]: Water rec no. 8

P7P12 Separate meters are to be installed on separate units of occupancy in non-residential
BCA class 5, 6 and 7 buildings.

Comment [W49]: Water rec no. 11

P8

Comment [W50]: Water rec no. 37

Use grass swales and detention basins to minimise and filter runoff.

P9P13 Use of waterless urinals.
P14

Install sensor operated taps, or automatic shutoff taps, especially in public areas.

P10P15 A reporting system should be developed to inform/educate occupants about the
buildings water consumption.

3.5.6

Comment [W51]: Water rec no. 43

Waste Management & Minimisation

Objectives
O1

To minimise material usage and waste during building, construction and demolition.

O2

To minimise the level of waste during operation reduce new building material usage
and minimise volume of demolition materials.

Provisions
P1

A Waste Management Plan for the demolition, construction and operation of the
building must be provided in accordance with Part B: Section 19 - Waste Management.

P2

The building should be designed to encourage waste minimisation (e.g. source
separation, reuse and recycling).

P3

Adequate recycling systems must be provided in the design of the garbage room.

P4

Materials with long lives and low maintenance needs are encouraged to be
incorporated.

P5

Contractors and sub-contractors employed to undertake proposed construction works
and waste removal should be educated about the waste objectives of the development.

P6

The storage of any hazardous waste materials must be adequately secured.

3.5.7

Comment [W52]: Water rec no. 6

Stormwater and water management

Objectives
O1

To mimic pre-development or natural drainage systems through the incorporation of
WSUD on-site.

Comment [W53]: Water rec no. 19

O2

To protect watersheds by minimising stormwater discharge, maintain and maximising
stormwater quality and maximise on-site retention.

Comment [W54]: Water rec no. 20
Comment [W55]: Water rec no. 15

O1O3 To minimise off-site localised flooding or stormwater inundation.

Part
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Provisions
P1

An Erosion and Sediment Control Plan for the construction and operation of the
building is required in accordance with Part B: Section 17 - Erosion and Sedimentation
Control.

P1P2 A Stormwater Drainage Plan for the operation of the building is required demonstrating
compliance with this subsection as well as Section 18 – Stormwater Drainage.

Comment [W56]: Water rec no.
22.

P3

Demonstrate how run-off from the site will be minimised and the quality of water
leaving the site iswill be improved.

P4

Rainwater tanks should be installed for all developments, including major alterations
and additions and mixed-use developments. Rainwater tanks should be plumbed to
appropriate end uses, including toilet flushing, water features, car washing and garden
irrigation, to ensure sufficient use of tank water so that capacity exists to
accommodate rainwater from storm events.

Comment [W57]: Water rec no. 8

P5

As a minimum, post-development stormwater discharge rates should be less than predevelopment stormwater discharge rates.

Comment [W58]: Water rec no. 17

P2P6 As a minimum, post-development stormwater quality should be improved from predevelopment levels.

Comment [W59]: Water rec no. 18

P3

Minimise stormwater runoff through use of water retention facilities or using porous
surfaces for paving in outdoor areas.

Comment [W60]: Water rec no. 35

P7

On-site stormwater detention, including the use of grass swales and detention basins,
should be pursued where practicable to minimise and filter stormwater runoff.

Comment [W61]: Water rec no. 37

P8

Impervious surfaces should be minimised.

Comment [W62]: Water rec no. 34

P9

Ensure paved areas are at least 50% pervious.

Comment [W63]: Water rec no. 35

P10

In addition to a Stormwater Drainage Plan, commercial, industrial and mixed-use
developments with a gross floor area greater than 2000m² must submit a Water
Sensitive Urban Design report from a suitably qualified consultant demonstrating that
WSUD has been incorporated to the maximum extent practicable and that stormwater
discharge will be reduced to the maximum extent practicable.

Comment [W64]: Water rec no. 24

P11

All developments with a gross floor area greater than 2000m² are to undertake a
stormwater quality assessment to demonstrate that the development will achieve the
post-development pollutant load standards indicated below:

Comment [W65]: Water rec no. 16

a)

Litter and vegetation larger than 5mm: 90% reduction on the Baseline
Annual Pollutant Load;

b)

Total Suspended Solids: 85% reduction on the Baseline Annual Pollutant
Load;

c)

Total Phosphorous: 65% reduction on the Baseline Annual Pollutant Load;

d)

Total Nitrogen: 45% reduction on the Baseline Annual Pollutant Load.

P4

Collect and reuse rainwater in irrigation, car washing and toilet flushing where
practicable.

Comment [W66]: Water rec no. 38

P5

Water saving measures should be incorporated within the building‘s operation (such as
low flow tap and shower heads).

Comment [W67]: Water rec no. 39

P6

Water efficient fixtures and fittings must be used for the conservation of water.

Comment [W68]: Water rec no. 40

P7

Landscaping should be used to assist in microclimate management using endemic
plants and xeriscape principles.

Comment [W69]: Water rec no. 41

Note:

P8

B
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Xeriscape principles essentially seek to limit the use of water for irrigation, through the design of
landscaped areas and careful use of vegetation.

Water consumption should be monitored and reported to help understand water usage
and prevent its wastage.

Comment [W70]: Water rec no. 42
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P9

A reporting system should be developed to inform/educate occupants about the
buildings water consumption.

Comment [W71]: Water rec no. 43

P10

Incorporate car wash bays in mixed use developments where there are more than 4
dwellings within the development.

Comment [W72]: Water rec no. 45

P11

Install pool cover where proposed development includes an external swimming pool.

Comment [W73]: Water rec no. 14

3.5.8

Building Materials

Objectives
O1

To encourage the use of materials which have a low environmental impact during their
life cycle.

O2

To encourage the use of toxin free material to minimise the health impact of materials
used indoors.

Provisions
P1

Products with the least life cycle impact should be favoured.

P2

The use of the following types of building materials are to be maximised wherever
possible:
(a)

Comment [W74]: Energy rec no.
19

materials which are sourced from renewable and abundant resources;

(a)(b) materials which are durable;
(b)(c) locally manufactured materials and produced;
(c)(d) materials with a low embodied energy content;
(d)(e) salvaged and/or recycled materials;
(e)(f) timber used be obtained from certified sustainable sources;
(f)(g) materials with a high recycled content (>50%);
(g)(h) low volatile organic compound (VOC) emitting materials;
(h)(i) mechanical fixings instead of adhesives and glues, wherever possible;
(i)(j) wWhen using Medium Density Fibreboard, ensure that it has a low formaldehyde
content;

Comment [W75]: Energy rec no.
19

(j)(k) Use materials which are non-toxic including toxin-free floor finishes.;
P3

P4

3.5.9

Avoid the use of the following:
(a)

copper, chrome, cadmium, lead, mercury, cyanide, and formaldehyde;

(b)

materials, sealants and adhesives containing PVC;

(c)

wood treated with CCA;

(d)

solvents.

Use physical termite barriers (made of granite or stainless steel) instead of chemicals
where possible.

Adaptive reuse of buildings

Objectives
O1

To encourage the adaption and reuse of buildings.

Provisions
P1

Where feasible, existing buildings are to be reused in preference to demolition.

P2

Buildings should be designed to encourage adaptable office floorspace to accommodate
changing occupier requirements.

Part
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3.5.10 Sustainable roofs
Objectives
O1

To produce renewable energy.

O2

To produce solar hot water.

O3

To reduce internal heating and cooling requirements.

O4

To improve the aesthetics and amenity of the urban environment.

O5

To increase biodiversity.

O6

To reduce stormwater flows.

O7

To improve stormwater quality.

O8

To improve air quality.

O9

To reduce the urban heat island effect.

O10

To improve the efficiency of photovoltaic cells.

O11

To sequester carbon.

O12

To improve the life-span of roof membranes.

O13

To reduce noise pollution.

O14

To allow for food production where appropriate.

Provisions
P1

Development applications for buildings or parts of buildings with generally flat roofs
are to submit a roof top plan demonstrating how the available roof space contributes
to the achievement of four or more of the above objectives.

Comment [W76]: Water rec no.
60, Energy rec no. 53, Biodiv rec
no. 44
Comment [W77]: Water rec no.
61, Energy rec no. 54, Biodiv rec
no. 45

Comment [W78]: Water rec no.
62, Energy rec no. 55, Biodiv rec
no. 46

‗Available roof space‘ excludes:


Roof plant;



Lift overruns.

‗Available roof space‘ includes:


Roof-top gardens, terraces and recreational spaces.

Council encourages the provision of green roofs (extensive, intensive or a hybrid or
combination) to achieve many of the above objectives.
The North Sydney Council Green Roof Resource Manual should be consulted for
technical guidance on the design, construction and maintenance of green roofs.

3.5.11 Hotwater Systems

Comment [W79]: Energy rec no.
42

Objectives
O1

To ensure the most efficient water heating methods are used to assist in the reduction
of greenhouse gas emissions and use of non-renewable resources.

Comment [W80]: Energy rec no.
42

Provisions
P1

New hotwater systems installed in dwellings must not solely rely on electrical mains
power to heat the water (n.b. sole electrical hotwater systems are to be phased out by
2012).

Comment [W81]: Energy rec no.
43

P2

Install solar powered water heaters on any residential development. Solar powered
water heaters may be either gas or electrically boosted, but boosting should be limited
to a maximum of 50% of total heating requirement with the remainder of heating
requirements achieved through solar gain.

Comment [W82]: Energy rec no.
44

P3

Where it can be demonstrated that insufficient solar access is available for a solar
powered system install a heat pump or natural gas system.

Comment [W83]: Energy rec no.
45

B
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P4

Centralise solar or heat pump hot water systems in larger scale residential flat
buildings or attached dwelling developments, to achieve economies of scale.

Comment [W84]: Energy rec no.
46

P5

Where it can be demonstrated that the installation of a low greenhouse gas emission
water heating system for a dwelling or dwellings would require additional expenditure
which is not cost-effective over a five year period other systems may be considered.

Comment [W85]: Energy rec no.
47
Comment [W86]: Energy rec no.
59

3.5.12 Wind Turbines
Objectives
O1

To manage the impacts of wind turbines

Provisions
P1

Wind turbines are:
(a) not to involve the removal or pruning of a tree or other vegetation that requires a
permit or development consent for removal or pruning, unless that removal or pruning
is undertaken in accordance with a permit or development consent;

Comment [W87]: Energy rec no.
61

(b) to be clear from power lines in accordance with the requirements of the relevant
electricity authority;
(c) not to affect the structural integrity of the building;
(d) should not detract from the significance of a heritage item or a heritage
conservation area;
(e) not to be located along a bat or bird flyway; and
(f) to be installed in accordance with manufacturer‘s specifications.
P2

Wind turbines are not to cause the following LAeq levels to be exceeded in any nearby
residential development (with windows closed):

Comment [W88]: Energy rec no.
60

(a) in any bedroom in the building—35 dB(A) at any time between 10pm and 7am;
P2
(b) anywhere else in the building (other than a garage, kitchen, bathroom or
hallway)—40 dB(A) at any time.
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SECTION 5
5.1

CHILD CARE CENTRES

INTRODUCTION

Well located and designed child care centres contribute to the well being of children.
Children and their caregivers require high quality service in centres that enhance the
occupants’ well being. Services must meet State Government standards and offer a safe,
healthy and accessible environment.
The design of a child care centre must serve the needs of children, babies, care giving staff,
clerical staff, kitchen staff, cleaning staff and parents. The design must provide adequate
space for each of these groups, and take into account their needs in using and working in the
centre.
Child Care Centres can have adverse impacts on the amenity and safety of an area,
especially residential areas, through increased noise, traffic and parking impacts, and need
to be considered in any development proposal.

5.1.1

General objectives

To ensure that child care centres:
O1

provide affordable, high quality child care, in convenient locations, that meet the
needs of the resident and working population;

O2

operate without adverse impacts on the local area; and

O3

guide applicants in providing best practice child care environments.

5.1.2

When does this section of the DCP apply?

This Section of the DCP applies to all development applications for the construction of or
alterations and additions to a child care centre.

5.1.3

Relationships to other sections

Where relevant, this section of the DCP should be read in conjunction with the following
Sections of the DCP:
(a)

Part A: Section 3 – Submitting an Application;

(b)

Part B: Section 1 – Residential Development;

(c)

Part B: Section 2 – Commercial Development and Mixed Use Development;

(d)

Part B: Section 3 – Non-residential Development in Residential Zones;

(e)

Part B: Section 9 – Advertising and Signage;

(f)

Part B: Section 12 – Access;

(g)

Part B: Section 13 – Heritage; and

(h)

Part B: Section 15 – Bushland Areas.

Where there is an inconsistency between this Section and Sections 2 and 3 to Part B of the
DCP, the requirements under this Section of the DCP prevails.

5.1.4

Relationship to other documents

This Section has been prepared with regard to:
(a)

North Sydney Council’s Children Services Guide,

(b)

North Sydney Council’s Child Care Centres Best Practice Guide (2010),

(c)

NSW Cancer Council’s Shade for Early Childhood Services (2009),
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B

Page

B5-1

ATTACHMENT TO PDS01 - 13/05/13

Draft North Sydney Development Control Plan 2012
Child Care Centres

(d)

the Children and Young Persons (Care and Protection) Act 1998,

(e)

the Children’s Services Regulation 2004,

(f)

the National Quality Standard for Early Childhood Education and Care and School
Age Care (2009),

(g)

the Association of Australian Acoustic Consultants’ Technical Guidelines – Child
Care Centre Noise Assessment.

In this manner, and consistent with the requirements outlined within the Children’s Services
Regulations, a License is required from the Department of Community Services (DoCS) prior
to operation of the proposed Child Care Centre. Applicants should consult with DoCS to
determine licensing requirements prior to lodgement of a development application with
Council. It should be noted that the granting of development consent by Council will not
necessarily result in the issuing of a licence from DoCS.
In the case where an inconsistency exists between this Section and the NSW Children’s
Services Regulation 2004, the Regulations and its successors will prevail.
All applications are required to comply with:
(a)

the performance based standards in the National Quality Standard for Early
Childhood Education and Care and School Age Care (2009) and its successors;

(b)

the performance based standards in the NSW Children’s Services Regulation
2004 and its successors; and

(c)

the relevant provisions contained within:

Note:

5.2

(i)

the Building Code of Australia (Child Care Centres are classified as 9b
buildings); and

(ii)

Australian Standards 1428.3.

The performance based standards contained within the Children’s Services Regulation 2004, were
replaced with the National Quality Standard for Early Childhood Education and Care and School Age
Care (2009) in January 2012.

LOCATION

Objectives
O1

To ensure that the users of child care centres are not affected by adverse noise or air
quality or by the presence of inappropriate land uses.

Provisions
P1

Child care centres must not front a state road (as defined under the Roads Act 1993).

P2

Child care centres must not be located adjacent to or within 100m of a sex service
premises or a restricted premises, injecting room, drug clinic or the like.

P3

An electro-magnetic field and radio frequency impacts assessment must be undertaken
where the source is within 300m of the proposed centre.

5.3

SITING

It is preferable to provide child care centres at the ground floor level as they enable high
levels of access to landscaped outdoor play spaces. However, Council acknowledges that
locating centres at the ground level may not always be possible due to the density of
development in some areas.
Objectives
O1

To provide access to naturally landscaped outdoor play areas

O2

To ensure the safe evacuation of children in the event of an emergency.

B
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Provisions
P1

Child care centres should be located at ground level wherever possible.

P2

Council may consider approving a child care centre above ground floor level, subject to
the following criteria being met:

5.4

(a)

Where the centre has no direct access to ground level (i.e. sites where the
ground floor level of the building is the only level of the building provided with
access to ground level (existing)) an emergency lift, dedicated to the child care
centre is to be provided;

(b)

Where the centre is located above the ground floor level but also has direct
access to ground level (i.e. buildings on sloping sites), it must provide either a:
(i)

safe haven and dedicated fire stair with hand rail designed to stop children
falling through is provided; or

(ii)

emergency lift dedicated to the centre.

(c)

Where safe havens are proposed, they need to have storage for evacuation near
entrance to the safe haven not included in indoor space controls per child.

(d)

An emergency evacuation plan has been submitted with the development
application.

(e)

Indoor play areas are not impeded by internal features such as columns.

(f)

Outdoor areas are provided with protection from adverse weather.

(g)

Outdoor areas are oriented to the north to maximise solar access and natural
light and views.

CAPACITY AND COMPOSITION

Objectives
O1

To ensure that impacts from child care centres can be appropriately controlled.

O2

To ensure that a reasonable distribution of child care places is provided for all age
groups.

O3

To ensure that appropriate numbers of staff are provided.

Provisions
P1

A child care centre should not provide more than 90 child care places.
Note:

To ensure a reasonable level of amenity is achieved for adjoining properties, a maximum provision of
75 child care places is considered to be best practice.

P2

Where are child care centre provides more than 75 child care places, the centre must
provide for small group care (i.e. provision must be made for separate entrances and
playgrounds for different age groups).

P3

Due to a the desirability of providing additional child care places for children under the
age of 2 years, a component of child care places in Long Day Care services must be
allocated to children under the age of 2 years.

P4

The ratio of staff to children must comply with those permitted under the National
Quality Standard for Early Childhood Education and Care and School Age Care (2009).

5.5

ENTRY

Objective
O1

To ensure that patrons can easily identify the entrance to the premises and be
protected from inclement weather.
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Provisions
P1

Entrances to child care centres are clearly marked by appropriate signage.

P2

Weather protection, such as an awning, is provided to the main entry to the building
and are designed and constructed to complement the building to which it is attached.

P3

Where a child care centre is located within a building that also accommodates other
uses, a separate and clearly marked entrance for the child care centre must be
provided.

5.6

ACCESS AND MOBILITY

Objectives
O1

Safe and easy access within, into and out of the child care centre.

Provisions
P1

Centres must be designed in accordance with Australian Standard 1428.3 (Design for
Access and Mobility. Part 3: Requirements for children and adolescents with physical
disabilities).

5.7

SAFETY AND SECURITY

Objectives
O1

To ensure all users are capable of entering and leaving the child care centre in a safe
manner.

Provisions
P1

On site parking spaces and set-down and pick-up areas are well lit.

P2

Entry gates are located within sight of staff in the office.

P3

Bells, alarms or other suitable mechanisms are to be provided on the entry gate to
alert staff as to when someone is entering or leaving the childcare centre.

P4

Centres on the first floor at the highest natural ground level of the building shall have
a safe haven and dedicated fire stair with hand rail designed to stop children falling
through.

P5

An emergency lift dedicated to the child care centre is to be provided for all centres
above first floor level.

P6

An emergency evacuation strategy must be activated and provided to Council.

P7

Entry to a child care centre should be limited to one secure point, which is to be:

B
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(a)

appropriately located to allow ease of access;

(b)

adequately signposted;

(c)

well lit;

(d)

accessible by pedestrians and motorists;

(e)

safe from pedestrian and vehicle transition areas;

(f)

visible from the street if located within a separate building, or building foyer if
located in a multiple occupancy building;

(g)

of sufficient size to prevent congestion, taking into consideration the capacity of
the Child care centre;

(h)

monitored through either natural or camera surveillance; and

(i)

incorporate a transitional space which is to be adequately fenced and separated
from the entrance.
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5.8

AIR QUALITY

It is important to consider the health of children in the local area by providing for them an
environment which, ideally, protects them from pollution, and if this is not possible, at least
manages (and thereby minimises) their exposure to pollutants. This can be achieved by
considering the location and design of a child care centre, and aspects of its operation.
Applications where the environmental risk assessment report indicates that exposure to
pollutants cannot be reduced to the satisfaction of Council, may be refused on these
grounds.
Objectives
O1

Minimise the health impacts from air pollution on children.

Provisions
P1

All applications must be accompanied by an Air Quality Assessment Report to
determine the level of pollutants within and surrounding the proposed child care centre
site.

P2

Child care centres located on or adjacent to:
(a)

major roads (including state and regional),

(b)

roads where there is an average daily traffic rate of more than 5,000 vehicular
trips per day, or

(c)

sites where the external noise level exceeds 55 dBA (LA90 24 hours),

must incorporate the use of pollution reduction measures such as:

5.9

(d)

air conditioning systems, and

(e)

play areas located away from pollution sources.

DROP OFF AND PICK UP OF CHILDREN

Objective
O1

To ensure the safe and efficient transfer of children to and from the child care centre.

Provisions
P1

Must provide car parking in accordance with Part B: Section 10 – Car Parking and
Transport.

P2

In addition to P1 above, one designated disabled access and one 2 designated
emergency vehicle space must be provided on site in the R2, R3 and R4 zones, and
within close proximity in the B1, B3 and B4 zones (e.g. on-street directly adjacent to
the centre).

P3

Provide accessible parking spaces for the set down and pick up of children, no more
than 50m from the child care centre.

P4

Car parking provisions do not substantially modify the streetscape.

P5

Spaces are clearly marked to reflect that they are for the exclusive use of the child
care users between the peak am and pm hours of the centre (i.e. 7.30am-9.30am and
4.30pm-6.30pm).

P6

Where the parking is provided underground, that parking is located within 20 metres
of a lift which has access to the child care centre.

P7

Secure, undercover pram storage should be provided at 1 space for every 2 children
under two years of age.

Part
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5.10

PLAY SPACES

Well designed indoor spaces enhance the well being of the users of the child care centre.
The quality of the indoor space affects the level of child involvement and the type of
interaction between staff and children.
Indoor space requirements refer to areas used by children for sleeping, eating and playing,
and by staff for the caring of children and undertaking duties within the centre.
Passageways, kitchens, toilets and shower areas, or other facilities such as cupboards, are
not included when calculating this floor area.
Children require outdoor space so they can move freely and engage in vigorous play.
Outdoor space also offers sensory stimulation, provided by different surfaces, exposure to
fresh air, sunlight, wind and even rain.
Ideally outdoor space will be exposed to the sky to provide direct sunlight, breezes and fresh
air, and will have access to shelter and shade. However it is recognised that in some child
care centres, such as those located in commercial zones, the provision of this type of space
can be difficult, and outdoor space may also be in the form of (a)

Podium levels - Particular consideration must be given to access to daylight and
sunlight, the safety fencing of outdoor play areas, noise and fire exits.

(b)

Rooftops - Particular consideration must be given to the impact of winds, plant
and machinery on nearby rooftops, safety fencing of the play area, and fire
exits.

(c)

Indoor / outdoor areas - Particular consideration must be given to isolating the
children from the effects of noise, pollution and winds, and access to natural
light and air. Planting, climbing equipment and visual features must provide an
interesting and stimulating experience for the children.

5.10.1 Indoor spaces
Objectives
O2

Ensure that adequate indoor space is provided for children and staff to learn and grow.

Provisions
P1

A minimum of 3.25m2 of unencumbered indoor floor space per child care place must
be provided.
Note:

To ensure a reasonable level of amenity is achieved, provision 4.5m 2 per child care place is considered
to be best practice.

P2

In addition to P1, a minimum of 10m2 of unencumbered indoor floor space per
employee must be provided to accommodate office space/s, staff room/s, sick bay
area/s and adult toilet and shower facilities, located within the licensed floor area.

P3

Playroom spaces are to be designed such that they are not impeded by internal
building features such as columns.

5.10.2 Transition Areas
A Transition Area comprises an indoor or outdoor area which performs an important role in
helping extend children’s play into the outside areas (e.g. covered verandah or terrace).
Objectives
O1

Outdoor play in all weather conditions.

O2

Integration of indoor and outdoor play spaces.

O3

Transition areas that are safe, comfortable and of a functional size.
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Provisions
P1

Transition areas must be located between the indoor space and outdoor space and be
able to be supervised from outside of the area.

P2

The area may be included in calculations of outdoor unencumbered space.
Note:

To ensure a reasonable level of amenity for the users of the facility, the provision of Transition Areas in
addition to the minimum requirements for indoor and outdoor spaces is considered to be best practice.

P3

The area should be a minimum of 4 metres wide.

P4

The transition area must be designed to allow indoor and outdoor activities to be
conducted undercover.

P5

The transition area must be designed in a manner that offers protection from
unfavourable weather conditions, including strong winds and rainfall.

5.10.3 Outdoor space
Objectives
O1

Ensure that outdoor spaces allow children to play and experience sunlight, breezes and
fresh air.

O2

Ensure that outdoor spaces provide an environmentally, safe and healthy area for
play.

Provisions
P1

A minimum of 7m2 of open space per child care place must be provided.
Note:

To ensure a reasonable level of amenity is achieved, provision 10m 2 per child care place is considered
to be best practice.

P2

Must not be located directly adjacent to a state road.

P3

Ensure that exposure to adverse weather and environs such as external noise,
pollution and winds is minimised.

P4

Locate seating and outdoor play equipment in shaded areas.

P5

Ensure outdoor space has a northern orientation with access to views and receives a
minimum of 2 hours direct sunlight per day.

P6

Ensure outdoor space is adequately shaded in accordance with guidelines set out in the
NSW Cancer Council’s Shade for Early Childhood Services publication.

P7

Physical shading devices are to provide sun protection to children and to be integrated
into the design of the building.

P8

The playground space should be a compact square, rectangular or L-shaped area sited
on one or two sides of the building, to facilitate functional use by children and effective
supervision by staff.

P9

Use plant species in landscaping that are not harmful to children or the environment.
Avoid the use of noxious and environmental weeds (as listed on Council’s website).

P10

Comment [W1]: Biodiv rec no. 37

A detailed landscape plan prepared by a qualified landscape architect or other design
professional with demonstrated experience in the design of children’s play spaces must
be submitted with any development application for a child care centre. The landscape
plan must illustrate:
(a)

the separation of play areas for different age groups including the location of low
fencing, planting and other structures which divide the areas but allow for
interaction between the ages;

(b)

the separation of outdoor play space into active and quiet zones;

(c)

the type and placement of any fixed play equipment;

(d)

the location and type of shade structures;
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(e)

the use of a variety of surfaces such as timber decking, artificial grass, sand etc.
Surfaces are to comply with AS 4422 – Playground Surfacing;

(f)

the use of a variety of textures, shapes and forms, with a blend of natural and
artificial materials and plantings, that are highly interactive with the children and
stimulate the senses;

(g)

storage areas which can be used by staff without leaving the children;

(h)

access to water should be available in the playground so that staff can fill up
water troughs of supply water to the sandpit to enhance children’s play;

(i)

drainage;

(j)

sandpits that:
(i)

have a minimum depth of 450mm;

(ii)

are designed to minimise the spillage of sand, preferably with an edge
that can be swept; and

(iii)

incorporate a cover when not in use.

5.10.4 Indoor-Outdoor spaces
Objectives
O1

To ensure useable outdoor space is provided for children regardless of locational
constraints.

Provisions
P1

Indoor-outdoor spaces will only be considered in locations where it can be proven that
the required level of outdoor space can not be provided.
Note:

The North Sydney Centre, St Leonards and mixed use areas of Crows Nest, Milsons Point, Neutral Bay
and Cremorne are examples of where the provision of indoor-outdoor spaces may be considered
acceptable.

P2

A landscape plan must be prepared by a qualified professional and submitted with any
proposal for a child care centre, detailing the same variety of elements and design
considerations as outdoor spaces (refer to Section 5.10.3).

P3

Spaces are to be provided with natural light through windows and skylights.

P4

Spaces must incorporate higher floor to ceiling heights than indoor spaces.

P5

Spaces should be provided with access to natural air flows and the ability for children
to see out.

P6

Spaces to be provided with a sandpit and associated drainage for water play.

P7

Spaces should include a variety of natural materials.

P8

Spaces must be physically separated from indoor spaces with visual and physical
access between the two areas for staff and children.

P9

Spaces are not impeded by internal features such as columns.

5.10.5 Play Equipment
Objectives
O1

To ensure the safety of children using play equipment.

Provisions
P1
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Page 502

ATTACHMENT TO PDS01 - 13/05/13

Page 503

Draft North Sydney Development Control Plan 2012
Child Care Centres

5.10.6 Fences
Objectives
O1

To ensure that fences complement the exist design features of the building, and
adjoining buildings where appropriate,

O2

To ensure that fences provide maximum protection for children.

Provisions
P1

All fences within and bordering child care centres are to meet the Australian Standards
for safety. The design and height of fencing should prevent children from scaling, or
crawling under the fence.

P2

Use materials and finishes for fences that complement characteristic visual elements in
the surrounding physical environment and do not dominate the streetscape.

P3

If perimeter fences of the outdoor space are close to a major road or a hazard, make
them higher than the Australian Standard of 1200mm.

P4

Provide a childproof self-locking mechanism on all gates.

5.11

VISUAL AND ACOUSTIC PRIVACY

Good management of privacy issues ensures the child care centres are well integrated within
the local context.
While child care centres are beneficial within a community, there can be noise issues arising
from the operation of the centre, which can be addressed by considering the location and
orientation of outdoor space, driveways, parking and access. In residential areas the
location of windows and doors can influence noise impacts on nearby homes.

5.11.1 Visual privacy
Objectives
O1

To ensure that both the users of the facility and adjoining property owners are
afforded appropriate levels of visual privacy.

Provisions
P1

Provide screening by trees, fencing and window coverings to minimise overlooking and
noise impacts.

P2

Locate any play structures at least 3m from any property boundary located adjoining a
residential property.

5.11.2 Acoustic privacy
Objectives
O1

To ensure that the operation of the child care centre does not adversely impact on the
acoustic amenity of adjoining properties.

Provisions
P1

All applications must be accompanied by an Acoustic Report prepared by a suitably
qualified acoustic consultant.

P2

Noise levels (measured at any point on the boundary of the site between the proposed
Centre and adjoining property) do not exceed 5dB(A) above the L 90 background level
during the hours of operation. Council may consider a variation to this requirement,
but only if the applicant can adequately demonstrate that an alternative method of
controlling the impact as outlined in the Association of Australian Acoustic Consultants’
Technical Guidelines – Child Care Centre Noise Assessment.
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P3

Where practical, locate noisy areas such as outdoor play areas, vehicle access and
pathways away from habitable windows of adjoining dwellings.

P4

Consideration is given to using appropriate noise reduction measures, such as:
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(a)

Appropriate location of areas of high noise generation;

(b)

Double glazing on windows;

(c)

Acoustic fences; and

(d)

Construction materials incorporating sound insulation properties.
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SECTION 10
10.1

CAR PARKING AND TRANSPORT

INTRODUCTION

Increased traffic flow, congestion and parking demand leads to reduced levels of service for
public transport through longer journey times, and loss of fleet efficiency. For pedestrians,
increased traffic means more difficulty in walking and increased noise levels on major roads.
This can result in roads that are intimidating environments for pedestrians.
These conditions can also lead to loss in residential amenity and increased use of private
vehicles as alternative transport modes become less attractive.

10.1.1 General objectives

The objectives of this Section of the DCP are to ensure that:
O1

existing levels of traffic generation are contained and reduced;

O2

public transport, including walking and cycling, is the main form of travel mode;

O3

parking is adequate and managed in a way that maintains pedestrian safety and the
quality of the public domain whilst minimising traffic generation;

O4

parking is limited to minimise impacts on surrounding areas;

O5

parking is accessible to all user groups;

O6

minimal impacts occur on the provision of on-street parking;

O7

ensure consideration is given to the provision of bicycle parking and facilities; and

O8

to implement the actions of the Metropolitan Plan for Sydney 2036.

10.1.2 When does this section of the DCP apply?
This Section of the DCP applies to all development applications.

10.1.3 Relationships to other sections
Where relevant, this section of the DCP should be read in conjunction the following Sections
of the DCP:
(a)

Part A: Section 3 – Submitting an Application;

(b)

Part B: Section 1 – Residential Development;

(c)

Part B: Section 2 – Commercial and Mixed Use Development; and

(d)

Part B: Section 3 – Non-residential development in residential zones;

(e)

Part B: Section 5 – Child Care Centres;

(f)

Part B: Section 4 – Boarding houses; and

(g)

Part B: Section 6 – Sex services and restricted premises.

10.1.4 Relationship to other documents
Where relevant, this section of the DCP should be read in conjunction with the following
planning policies and documents:
(a)

The Road and Traffic Authority’s Guide For Traffic Generating Developments;

(b)

Planning Guidelines for Walking and Cycling (2004) prepared by NSW
Department of Infrastructure, Planning and Natural Resources and the NSW
Roads and Traffic Authority.

Part

B

Page

B10-1

ATTACHMENT TO PDS01 - 13/05/13

Page 506

Draft North Sydney Development Control Plan 2012
Car Parking and Transport

10.2

PARKING PROVISION

10.2.1 Quantity Requirements
Objectives
O1

To ensure that sufficient car parking is provided on-site to cater for the users of the
development.

O2

To minimise the reliance on private car usage.

O3

To facilitate the use of public and alternative transport modes including walking and
cycling.

Provisions
Residential Development
P1

Provide on-site car parking, including visitor parking at the maximum rates stated in
Table B-10.1.
TABLE B-10.1 – Residential Parking Rates
Development Type

Zone

dual occupancies



dwelling houses



semi-detached
dwellings



attached dwellings



multi-dwelling housing

1-2 bedrooms



residential flat
buildings

3 or more
bedrooms

1.5 spaces / dw

Visitor

0.25 space / dw
(min of 1 space)

Studio,

0.5 space / dw

shop top housing

All

B4 –
Mixed Use

All

Maximum Parking Rate





All

Location

All

All

1-2 bedrooms

1 space / dw*

3 or more
bedrooms

2 spaces /dw

Studio,

1 space / dw

1 bedroom

All zones
other than
B4 –
Mixed Use

All

2 or more
bedrooms

1 space / dw

Motorcycle
parking

1 space / 10 car
spaces

Studio, 1-2
bedrooms

1 space / dw

3 or more
bedrooms

1.5 spaces / dw



boarding houses

All

All

1 / 12 beds



seniors housing

All

All

1 / 5 dw

*

dw = Dwelling

P2

For apartments and attached dwellings, on-site car parking provision significantly
below maximum rates specified in Table B-10.1, will generally not only be supported
considered if the proposed development has good access to public transport due to the
impact that additional vehicle parking unmet on-site parking demand may have on
surrounding residential streets if viable alternative transport modes are not available.

P3

For residential developments containing 4 or more dwellings, a car wash bay is to be
provided within the visitor parking area. The car wash bay may comprise a visitor car
space. The wash bay is to be adequately drained and connected to the sewer line.
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P4

The use of car spaces is restricted to the occupiers(s) of a development.

P5

Designate disabled and visitor car parking spaces as common property.

P6

Developments containing adaptable housing must allocate at least one accessible
parking space to each adaptable dwelling.

Non-Residential Development
P7

Provide on-site car parking at the maximum rates specified in Table B-10.2.
TABLE B-10.2: Non-residential Parking Rates in Specific Locations
Development Type

Zone

Maximum Parking
Rate

Location

All uses

B3 –
Commercial
Core

North Sydney Centre

1 space / 400m2 GFA*

All uses not listed in
Table B-10.3 Specific Uses

B1 –
Neighbourhood
Centre

All

1 space / 100m2 nonresidential GFA

B3 –
Commercial
Core

All locations except
North Sydney Centre

1 space / 400m2 nonresidential GFA

B4 – Mixed Use

North Sydney Centre

1 space / 400m2 nonresidential GFA

Milsons Point
St Leonards

1 space / 60m2 nonresidential GFA

Crows Nest
Neutral Bay
Cremorne
IN2 – Light
Industrial
*

P8

1 space / 100m2 nonresidential GFA

All

GFA = gross floor area

For specific non-residential uses, provide on-site car parking at the maximum rates
specified in Table B-10.3.
TABLE B-10.3 – Parking rates for specific non-residential uses
Development Type

Maximum Parking Rate

Boat repair facilities




1 space / 200m2
Appropriate loading facilities

Child care centres



Staff

1 space / 2 employees with a
max. of 3 spaces



Parents

2 spaces / < 24 places,
3 spaces / 24 places and
above



a set down area

Educational establishments



1 space / 6 staff

Entertainment Facilities



1 space / 100m2

Food and drink premises (excluding Pubs)



1 space / 50m2

Funeral chapels
Funeral homes



1 space/ 5 seats

Hospitals




1 space / 6 beds
+ 1 space / 4 staff
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TABLE B-10.3 – Parking rates for specific non-residential uses
Development Type

Maximum Parking Rate

Hotel and motel accommodation
Pubs
Registered clubs (excluding residential)




1 space / 100m2 (licensed floor area),
1 space / 5 bedrooms

Light industries




1 space / 200m2
Appropriate loading facilities

Medical centres

North Sydney
Centre
Milsons Point
St Leonards



1 space / 400m2

All other areas



4 spaces / 100m2



Proposals for medical centres must
include traffic report accurately
predicting traffic generation based on
similar sized medical centres

Places of public worship



1 space / 100m2

Recreational establishments



3 spaces / 100m2

Recreational facilities



1 space / 100m2

Restricted premises
Sex service premises



1 space / 205m2

Serviced apartments



1 space / 5 apartments

Service stations
Vehicular repair stations



2 spaces / workshop bay

Supermarkets

North Sydney Centre
Milsons Point
St Leonards



1 space / 400m2
of GFA

All other areas



4 spaces / 100m2
of GFA

Vehicular sales or hire establishment



1 space / 100m2

P9

On-site car parking provision significantly below maximum rates specified in Tables B10.2 and B-10.3 will generally notonly be acceptedconsidered if the proposed
development has good access to public transport due to the impact that additional
vehicle parkingunmet on-site parking demand may have on surrounding residential
streets if viable alternative transport modes are not available.

P10

Parking within the North Sydney Centre may exceed the requirements in Table B-10.2,
but only where the level of non-residential parking provided does not exceed the
number legally existing on the 28 February 2003.

P11

Council must not grant consent for car parking spaces for entertainment facilities
unless the location and availability of existing public car parking in the vicinity of the
proposed entertainment facility has been considered.
Any car parking allowed
specifically for the entertainment facility may, with consent, also be available only for
short-stay parking during the hours of 9.30am to 6pm, but for no other purpose.

P12

In addition to P7 and P8 above, parking for motor cycles must be provided at the
minimum rate of 1 space per 10 cars or part thereof.
Note:

Submit a Traffic and Transport Study prepared by an appropriately qualified person, if required.

10.2.2 Car Share Schemes
Car sharing schemes can be designed to enhance sustainable transport modes, such as
walking, cycling and public transport by filling a “mobility gap” – that is providing access to a
B
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vehicle on an “as needs” basis, without the high cost of ownership or private parking space
provision.
Objectives
O1

To minimise the impact on the safety and efficiency of existing roads

Provisions
P1

10.3

Council may consider the provision of car share parking in residential, mixed use and
commercial developments but only if:
(a)

The number of car share parking spaces provided does not replace more than
25% of the total off-street parking requirement if those care share space had
not been provided, excluding any residential visitor parking spaces; and

(b)

Each car share space does not replace less than 3 or more than 4 residential
and/or non-residential parking spaces.

Note:

The installation of car share parking to replace general off-street parking is optional and at the
discretion of the developer.

DESIGN AND LAYOUT

10.3.1 General
Objectives
O1

To ensure that the parking area is adequately designed to enable the manoeuvring and
accommodation of the types of vehicles likely to use the site.

O2

To ensure that parking areas are adequately designed for mobility impaired persons.

O3

To ensure that the servicing of the site is adequately accommodated for on site.

Provisions
P1

The size and design of all parking spaces, loading facilities and any associated
manoeuvring areas must be in accordance with AS2890.

P2

1-2% of all non-residential parking spaces are to be designated for use by the
disabled.

P3

Car parking spaces for people with disabilities or their associates are provided adjacent
or close to the principal public entrance in accordance with AS 1428.2.

P4

Motor cycle parking must have a minimum dimension of 1.2m x 3m.

P5

Council does not support the use of use of turntables for vehicular manoeuvring unless
there is no feasible alternative.

P6

Where security doors/gates are proposed, an intercom system is to be provided to
facilitate visitor/service access to underground parking areas.

P7

Where relevant, provide security between resident parking and publicly accessible nonresident parking areas.

10.3.2 Stacking of parking spaces
Objective
O1

To minimise the impact on existing vegetation and landscape features and to prevent
adverse safety impacts for drivers and pedestrians.

O2

To minimise inconvenience to all users of the parking spaces.

O3

To minimise impacts on the surrounding road system.
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Provisions
P1

P2

Council does not support the stacking of parking spaces the non-residential component
of developments. However, Council may permit the stacking of spaces, but only
where:
(a)

the number of stacked spaces does not exceed 25% of the total number of nonresidential spaces; or

(b)

where the parking spaces are in the same ownership or strata lot.

Council does not support the use of mechanical car stacker systems for the provision
of car parking. However, Council may consent to the use of a mechanical car stacker,
but only where it can be demonstrated:
(a)

That the use of the mechanical stacker will enable a reduced level of excavation
to preserve existing significant tree(s) and or natural landscape features on the
site;

(b)

That the site’s shape is physically constrained, such that conventional parking
arrangements would not enable compliance with the parking provision
requirements of this DCP;

(c)

Where a single car stacker system accommodates more than 10 vehicles within
a multi-dwelling housing development, a residential flat building, a mixed use or
commercial premises, that a car waiting space is provided entirely on the site
and adjacent to the mechanical stacker to enable a vehicle to wait while the
stacker is in use. The waiting area must be located such that it does not
interfere with the ability for a vehicle to enter and leave the stacker, while a car
is occupying the waiting area.
Note:

10.4

A car stacker system referred to in P2(c) refers to a system which uses a lift and/or horizontal
moving platforms.

LOADING AND SERVICING FACILITIES

Objectives
O1

To ensure that adequate off street loading, deliver and servicing facilities are provided.

O2

To minimise the impacts of loading, deliveries and servicing operations on the safety
and efficiency of the surrounding road system.

Provisions
P1

Off-street loading and unloading facilities should be provided for all commercial and
industrial premises as required by Council. The requirement for, number and size of
loading bays will be determined by Council having regard to the:
(a)

Intended use of the premises;

(b)

Frequency of deliveries / collections;

(c)

Size and bulk of goods to be delivered / collected;

(d)

Size of vehicles to be used;

(e)

Practicality of accommodating delivery and service vehicles on site; and

(f)

Likely impacts on traffic safety and efficiency on adjoining roads.

P2

Developments containing more than 30 dwellings but less than 60 must provide at
least 1 service delivery space, capable of accommodating at least 1 Medium Rigid
Vehicle.

P3

Developments containing more than 60 dwellings must provide at least 1 service
delivery space, capable of accommodating at least:
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(a)

1 Heavy Rigid Vehicle; or

(b)

2 Medium Rigid Vehicles.
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Note:

P4

For the purposes of P2 and P3 above, Medium Rigid Vehicles and Heavy Rigid Vehicles are deemed to
be same as that described in Section 2 of Australian Standard AS 2890.2 - Parking facilities - Part 2:
Off-street commercial vehicle facilities.

Provide loading spaces and courier parking spaces near vehicle entry points to a site
and lifts.

10.5

Comment [W3]: Transport rec no.
2

BICYCLE PARKING AND ASSOCIATED FACILITIES

Objective
O1

To encourage the use of bicycles as an environmentally beneficial form of transport
and an alternative to the use of private motor vehicles.

Provisions
P1

All development is to provide on-site bike parking designed in accordance with the
relevant Australian Standards for the design criteria of bike parking facilities.

P2

New developments are to Pprovide on-site, secure bicycle parking spaces and storage
in accordance with the minimum rates specified in Table B-10.4 except:
(a)

where an apartment in a residential building has a basement storage area on
title that is large enough to accommodate a bike and being no smaller than a
Class 1 bike locker, then additional bike parking for that apartment is not
required; and

(b)

where a proposed use is not included below, bicycle parking and storage rates
will be considered on merit taking into consideration rates for similar uses in
Table B-10.4 as well as those contained in the NSW Planning Guidelines for
Walking and Cycling 2004.

P3

Bicycle parking facilities are to be additional to other parking requirements.

P4

The minimum number of bicycle parking spaces is to be rounded up to the nearest
whole number if it is not a whole number.

P5

Secure bicycle parking facilities are to be provided in accordance with the following:

P6

(a)

Class 1 bike lockers for occupants of residential buildings;

(b)

Class 2 bike facilities for staff/employees of any land use; and

(c)

Class 3 bike rails for visitors of any land use.

Where bike parking for tenants is provided in a basement, it is to be located:
(a)

on the uppermost level of the basement;

(b)

close to entry/exit points; and

(c)

subject to security camera surveillance where such security systems exist.

P7

A safe path of travel from bike parking areas to entry/exit points is to be marked.

P8

Access to bike parking areas are to be:
(a)

a minimum of 1.8m wide to allow passage of a pedestrians and bikes to pass
each other (access ways can be shared with vehicles within buildings and at
entries to buildings);

(b)

accessible via a ramp;

(c)

clearly identified by signage; and

(d)

accessible via appropriate security/intercom systems.

P9

Bike parking for visitors is to be provided in an accessible on-grade location near a
major public entrance to the development and is to be signposted.

P10

For non-residential uses, the following facilities for bike parking are to be provided at
the following rates:
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(a)

1 personal locker for each bike parking space;

(b)

1 shower and change cubicle for up to 10 bike parking spaces;

(c)

2 shower and change cubicles for 11 to 20 or more bike parking spaces are
provided;

(d)

2 additional shower and change cubicles for each additional 20 bike parking
spaces or part thereof;

(e)

Showers and change facilities may be provided in the form of shower and
change cubicles in a unisex area or in both female and male change rooms; and

(f)

Locker, change room and shower facilities are to be located close to the bicycle
parking area, entry/exit points, and within an area of security camera
surveillance where there are such building security systems.

TABLE B-10.4: Minimum Bicycle Parking Rates
Rate
Development Type

Residents /
Employees

Visitor /
Customer

1 / 1 dwelling

1 / 10 dwellings

Serviced apartments, Hotels and
Motels

1 / 4 staff

1 / 20 rooms

Backpackers accommodation

1 / 4 staff

1 / 10 beds

Residential
Residential accommodation
Tourist and Visitor Accommodation

Commercial
Office premises, Business premises

1 / 150m² GFA

1 / 400m² GFA

Bulky goods premises

1 / 600m² GFA

1 / 1000m² GFA

1 / 25m² GFA

2 + 1 / 100m² over
100m² GFA

1 / 200m² GFA

1 / 300m² sales
GFA

Shop, Restaurant or cafe
Shopping centre
Pub
Entertainment facility

Place of public worship

1 / 100m² GFA

1 / 100m² GFA

-

Greater of 1 / 15
seats or 1 / 40m²
GFA

-

Greater of 1 / 15
seats or 1 / 40m²
GFA

1 / 10 staff

-

1 / 10 staff

2 / centre

1 / 5 practitioners

1 / 200m² GFA

Industry
Industry, Warehouse or Distribution
centre
Community
Child care centre
Medical centre, Health consulting
rooms
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1 / 10 staff

1 / 10 students

Swimming pool

1 / 10 staff

2 / 20m² of pool
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area
Library
Art gallery or museum

1 / 10 staff

2 + 1 / 200m² GFA

1 / 1000m² GFA

1 / 200m² GFA

TABLE B-10.4: Minimum Bicycle Parking Rates
Rate
Development Type

Residential Accommodation
Multi-dwelling housing
Residential flat buildings / Shop top
housing
Boarding houses

Staff

Residents /
Dwelling

Visitor /
Customer
-

1 / 5 dwellings

1 / 10 dwellings
-

1 / 5 dwellings

1 / 10 dwellings
-

1 / 10 beds

Hotel / Motel

1 / 20 beds

1 / 20 rooms

Commercial Premises / Retail Premises
& Industry

-

1 / 20 employees

Infrastructure

Child care centre

-

1 / 20 staff

Health services
facility

-

1 / 20 staff

Educational
establishment

1 / 20 staff
1 / 10 students

Other

On merit. Council will give consideration
to the rates contained within the Planning
guidelines In accordance with the rates

P1

Design bicycle parking and storage facilities in accordance with AS 2890.3.

P2

Locate private bicycle storage within basement parking levels of the building where
provided.

10.6

GREEN TRAVEL PLANS

Green Travel Plans (GTP) are a site-specific plan which provides details to visitors/ workers
on how to access that site by walking, cycling or public transport and form a key action in
the Metropolitan Plan for Sydney 2036. GTPs encourages people to consider alternate means
to accessing a site rather than by private motor vehicle and may also be known as:
(a)

Workplace Travel Plan (e.g. for commercial premises and industry and the like);

(b)

Education Travel Plans (e.g. educational establishments);

(c)

Residential Travel Plans (e.g. residential accommodation); and

(d)

Visitor and Leisure Travel Plans plus
Accommodation and recreational facilities)

others

(e.g.

Tourist

and

Visitor
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Objectives
O1

To encourage employees within an organisation to make greater use of public
transport, cycling, walking and car sharing for commuting and work related journeys.

Provisions
P1

P2

Green Travel Plans must be submitted with all development applications that involve:
(a)

New, or redevelopment of, educational establishments which result in the total
number of students exceeding 100 persons.

(b)

New, or redevelopment of, non-residential developments which result in the
total floor space of the development exceeding 2,000m2 (approximately 100
employees in an office development).

(c)

The provision of 50 or more dwellings.

Components/strategies of a Green Travel Plan will likely vary according to the nature
of the proposed development and may incorporate:
(a)

Identification and promotion of public transport options to access the site (for
example, on a website and /or business cards);

(b)

Preparation of a Transport Access Guide (TAG) for the site.
Note:

Transport Access Guides (TAGs) provide information to staff and clients on how to reach places
via public transport, walking or cycling. More information on development, implementation and
publicising TAGs is available on the Roads and Traffic Authority website:
www.rta.gov.au/usingroads/traveldemandmanagement/trasportaccessguides/index

(c)

Implementation of a car pool system for employees;

(d)

Introduce staff car sharing scheme for fleet vehicles;

(e)

Use taxis or public transport for work related journeys;

(f)

Provide priority parking for staff who car pool with more than 2 passengers;

(g)

Encouragement of cycling and walking to the workplace through generous
provision of bicycle parking, showers and lockers;

(h)

Incentive schemes to encourage employees to commute using sustainable
transport modes (such as the provisions of public transport vouchers/subsidised
public transport tickets);

(i)

Allocation of designated parking spaces for a car sharing scheme;

(j)

Prominent display of a large map of cycling routes (i.e. in the foyer of a
residential complex);

(k)

Provide staff with cycling allowances, loans and insurance together with bicycle
storage and showering and changing facilities;

(l)

Provision of a bus to pick up and drop off staff to the nearest railway station.

(m)

The undertakings made in the submitted GTP will be included under the terms of
any development consent

Note:

The strategies listed in P2 above do not comprise an exhaustive list and Council will consider alternative
strategies that reduce the reliance on the use of private motor vehicles.

P3

At Council’s discretion, requirements for on site car parking may be reduced on the
basis of a written agreement between Council and the owner/ occupiers for the
implementation of a Green Travel Plan.

P4

The undertakings made in a Green Travel Plan submitted with a development
application may be included as conditions to any development consent.
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SECTION 15
15.1

BUSHLAND

INTRODUCTION

North Sydney's bushland contributes to an attractive environment in which to live and:
(a)

is a popular
conservation;

recreational

resource,

playing

an

important

(b)

is an integral part of the harbour foreshore scenery; and

(c)

contributes to the enjoyment of adjoining properties.

role

in

wildlife

There are approximately 49 hectares of bushland in North Sydney with 47 hectares
contained within public reservations. While bushland is typically located in narrow strips
bordering urban development, there are some significant larger areas such as Balls Head.
Bushland is under pressure from both within and outside the bushland reserve system.
Without significant commitment to the management of bushland degradation, biodiversity
loss will continue to occur, resulting ultimately in increased costs for rehabilitation and
maintenance and loss of ecosystem services. The high population density of North Sydney
and limited opportunities for future open space reservations increase the need to effectively
manage precious remnant bushland. As such, a holistic approach to bushland management
needs to be taken.
Studies have found higher levels of bushland degradation occur along a bushland's boundary
with residential properties. This is associated with excess runoff, dumping of imported fill
soil and vegetation, siltation, leaching of fertilisers, infestation of introduced plant species,
vegetatin clearance and tree vandalism, unnatural fire regimes and inappropriately managed
domestic animals.
Residents with properties adjoining bushland are encouraged to maintain their property in a
way which complements the values and condition of adjoining bushland through providing
additional habitat for indigenous flora and fauna. Volunteer Bushcare groups and Council
staff undertake significant bushland rehabilitation activities within public reserves.
Council offers support to residents through the Bushcare Program that includes expert
technical advice and training in bush rehabilitation, habitat creation, fauna management and
home native gardening.
For further detailed information on this assistance, please contact Council's Bushland
Management Co-ordinator or visit www.northsydney.nsw.gov.au/bushcare.
Whilst bushland can contribute to a pleasant visual outlook, it can also pose a risk to the loss
of life or property in the event of a bush fire. Careful planning of development and regular
vegetation maintenance is required to ensure this risk is minimised.
The provisions in this section of the DCP aim to assist in the appropriate design and
management of land adjoining bushland.
The provisions in this section complement the management of bushland areas by Council and
the community.
The provisions are compatible with the long term conservation and
management of remnant bushland in accordance with Council’s Bushland Plan of
Management (under the Local Government Act 1993) and the principles and objectives of
State Environmental Planning Policy No. 19 - Bushland in Urban Areas (SEPP 19).

15.1.1 General Objectives
The general objectives of this Section of the DCP are to:
O1

preserve, manage and rehabilitate bushland for its ecological, cultural, historical,
scientific, educational, archaeological, geological, recreational, scenic and visual
values;

O2

protect and enhance viable native fauna populations and their habitats;
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O3

preserve remnant bushland on private properties;

O4

avoid and mitigate adverse affects on bushland associated with urban development;

O5

ensure that private landscaped areas compliment adjoining bushland by providing food
and habitats for fauna, reducing water and fertilizer requirements and maximising the
use of locally indigenous vegetation species;

O6

ensure that vegetation is managed and maintained to reduce potential bush fire attack
to residential dwellings.

Comment [W1]: Biodiv rec no. 39

15.1.2 When does this section of the DCP apply?
This Section of the DCP applies to development on land within the North Sydney LGA that is
identified as E2 Environmental Conservation, Area A, or Area B on the Bushland Buffer
MapThis Section of the DCP applies to development on land within the North Sydney LGA
which is zoned, is directly adjoining or is adjacent to (i.e. includes land that is located on the
opposite side of a road) with land zoned E2 - Environmental Conservation identified on the
zoning maps to NSLEP 2009 or other public land that is managed by Council as bushland.
For further detailed information on the extent of bushland on public land that is not zoned E2
– Environmental Conservation, please contact Council's Bushland Management Co-ordinator.

15.1.3 Relationships to other sections
Where relevant, this section of the DCP should be read in conjunction with the following
Sections of the DCP:
(a)

Part A: Section 3 – Submitting an Application;

(b)

Part B: Section 1 – Residential Development;

(c)

Part B: Section 3 – Non-residential Development in Residential Zones;

(d)

Part B: Section 5 – Child Care Centres;

(e)

Part B: Section 13 – Heritage & Conservation;

(f)

Part B: Section 16 – Tree & Vegetation Management;

(g)

Part B: Section 17 – Erosion and Sediment Control;

(h)

Part B: Section 18 – Stormwater Drainage;

(i)

Part B: Section 19 – Waste management;

15.1.4 Relationships to other policies and documents
Where relevant this section of the DCP should be read in conjunction with the following:

B
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(a)

Commonwealth Environmental Protection & Biodiversity Conservation Act, 1999
(EP&BC Act);

(b)

NSW Environmental Planning and Assessment Act, 1979 (EP&A Act 1979);

(c)

NSW Environmental Planning and Assessment Regulation 2000 (EP&A Regulation
2000);

(d)

NSW Threatened Species Conservation Act 1995 (TSC Act 1995);

(e)

NSW National Parks and Wildlife Act 1974;

(f)

NSW Rural Fires Act 1997;

(g)

The NSW Rural Fire Service’s Planning for Bush Fire Protection (2006);

(h)

NSW Noxious Weeds Act 1993;

(i)

NSW Companion Animals Act 1998;

(j)

Protection of the Environment Operations Act 1997 (POEO Act);

Comment [W2]: Biodiv rec no. 3
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15.2

(k)

State Environmental Planning Policy No. 19 - Bushland in Urban Areas;

(l)

North Sydney Council’s Bushland Plan of Management; and

(m)

North Sydney Council’s Bushland & Fauna Rehabilitation Plans.

BUILDING DESIGN AND SITING

Each property has a different relationship with the adjoining bushland in terms of the size of
a property's boundary with the bushland, the extent of existing development, the available
landscaped area and the topography. In site planning and building design these differences
need to be taken into consideration to ensure that development complements the bushland
character and is appropriately set back from the boundary with the bushland.

15.2.1 Siting and design
Objectives
O1

To minimise any impacts of development on nearby bushland.

O2

To ensure landscaping protects and enhances North Sydney’s urban biodiversity.

Comment [W3]: Biodiv rec no. 5

O2O3 To minimise the risk of loss of life or property in the event of a bush fire.
Provisions
P1

Developments located within Area A as shown on the Bushland Buffer Map that adjoin
or are adjacent to (i.e. includes land that is located on the opposite side of a road)
land zoned E2 - Environmental Conservation must be setback a minimum of 10m from
all bushland boundaries.

Comment [W4]: Biodiv rec no. 7

P1P2 Buildings and structures should be sited and designed to minimise any negative
impacts on, and be complementary to, nearby bushland.
P2P3 Landscaped areas, as required under this DCP, should be predominantly concentrated
at the boundary with bushland in order to create a buffer between the bushland and
development.
P3P4 Sites with one or more boundaries adjoining bushland will be given special
consideration, in terms of setbacks and location of landscaped area.
P4P5 Buildings and other structures, such as swimming pools and decks, should not be
located directly adjacent to bushland. However, minor works relating to landscaping
and stormwater containment may be appropriate adjacent to bushland, providing the
initial and ongoing impacts on bushland are considered negligible by the Council.
P5P6 Buildings and structures must be designed to respect the topographical features of the
site (e.g. buildings should not be cantilevered, but step down with the topography).
P6P7 Fencing should not incorporate a continuous foundation at its base along the boundary
of a site adjacent to bushland, in order to reduce the impact of construction and
improve visual aesthetics on the adjoining bushland.
P8

Do not excavate, fill, level or retain land adjacent to bushland.

P7P9 Access to the proposed development through or across land zoned E2 Environmental
Conservation will not be permitted under any circumstances.

Comment [W5]: Biodiv rec no. 12

15.2.2 Bushland and Bushfire Hazard Management
Objectives
O1

To minimise the risk of loss of property and life through a bushfire.

O2

To maintain the landscape and environmental qualities of a locality.
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Provisions
P1

Development of bushfire prone land as identified on Council’s Bush Fire Prone Land
Map must conform to the specifications and requirements of Planning for Bush Fire
Protection (2006) produced by the Rural Fire Service.
Note:

Not all properties located adjacent to land zoned E2 – Environmental Conservation are Bush Fire Prone
Land. Bush fire protection measures such as asset protection zones, must be contained within the
private property boundary and not encroach upon public land.

P2

Landscape design at the bushland interface should seek to achieve the dual objectives
of bushfire mitigation and biodiversity conservation by protecting remnant vegetation
and enhancing habitat opportunities.

Comment [W6]: Biodiv rec no. 13

P3

Bushfire mitigation controls must be integrated within the property being developed.
Asset Protection Zones or other controls must not be placed on Council land.

Comment [W7]: Biodiv rec no. 14

P4

Properties adjoining bushland not designated as ‘bushfire prone’ should consider
bushfire threat mitigation in regard to building location and landscaping design/species
selection.

Comment [W8]: Biodiv rec no. 15

P2P5 Sites are to be maintained where possible to minimise bushfire hazard without unduly
altering the natural qualities of the area.
P3P6 Unencumbered access to bushfire prone properties is to be provided to assist in
mitigating bushfire hazards.

15.2.3 Materials and colours
Objectives
O1

To minimise the visual impact of development upon bushland settings.

Provisions
P1

Materials should complement the bushland setting.

P2

Use colours and materials that are non-reflective and earth toned or selected to blend
with the colours of the bushland.

15.3

LANDSCAPING AND STORMWATER MANAGEMENT

The character of the bushland adjoining a residential property can be reflected in landscaping
on that property through the compatibility of plant species, the preservation of existing trees
and remnant bushland on the property and by limiting the amount of levelling, cutting and
filling.
Local indigenous plants require much less fertiliser and water than exotic plants and provide
food and habitat for local fauna species. The regular use of fertiliser will contaminate nearby
bushland and water courses.
The potential for excessive storm water run-off and soil erosion occurs when vegetation
cover is removed especially during urban construction or land development, and in the
subsequent earth movement and land shaping that follows. Sediment moved in this way can
destroy bushland and encourage the spread of weeds and exotic plants. For those properties
with a boundary to bushland, effective stormwater management and sediment control can
reduce the spread of introduced species both within the bushland and on properties with a
bushland boundary.
Appropriate species selection will also assist in the uptake of water from any absorption pits
and may reduce erosion during prolonged wet periods when absorption trenches overflow.

15.3.1 Weeds
Objectives
O2

B
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Provisions
P1

Environmental
and
noxious
weeds
(as
listed
on
Council’s
website
–
www.northsydeny.nsw.gov.au) must be eradicated from the property before
commencement of worksremoved from the property, particularly at the boundary with
the bushland.

Comment [W9]: Biodiv rec no. 16

P2

Locally indigenous vegetation species should not be removed from the boundary of a
site.

P3

Land adjoining bushland should not remain un-vegetated for any period of time.

P4

All weeds must be fully and continuously suppressed for the duration of the
development.

Comment [W10]: Biodiv rec no. 17

P3P5 Weed control must not adversely affect existing native vegetation on the site (or on
adjoining land).

Comment [W11]: Biodiv rec no. 18

15.3.2 Landscaping design
Objectives
O1

Ensure that landscaping complements the adjoining bushland character and species.

O1O2 To ensure that landscaping on properties directly adjoining or opposite bushland not
designated as bushfire prone meets the dual objectives of bushfire hazard mitigation
and biodiversity conservation.

Comment [W12]: Biodiv rec no. 19

Provisions
P1

P2

Developments located within Area A as shown on the Bushland Buffer Map that adjoin
or are adjacent to (i.e. includes land that is located on the opposite side of a road)
land zoned E2 - Environmental Conservation that will significantly alter existing
vegetation, ground levels, or drainage conditions must incorporate a minimum 10m
wide vegetated buffer to all bushland Plant locally indigenous and provenance species
which are consistent with naturally occurring species in the adjoining bushland
vegetation community.

Comment [W13]: Biodiv rec no. 8

Exotic species may be planted, but only if they are of a non-invasive species.

Comment [W15]: Biodiv rec no. 20

Comment [W14]: Biodiv rec no. 40

P3P2 Retain any bush-rock in-situ or if removed re-use on-site.
P4P3 Retain the natural soil profile as much as possible.
P5P4 Use landscaping that will reduce potential fire hazards such as a disconnection
between vegetation layers (i.e. ground covers, shrubs and canopy.
P6P5 Trees are planted in clumps, not with a continuous canopy between the bushland
interface and the building line.
P6

Landscaping is maintained through fuel reduction, overhangs on roofs clipped, mulch
minimised and garden well watered.

P7

Landscape design on properties adjoining nonbushfire prone bushland should achieve
biodiversity objectives without exposing the property to increased bushfire risk.
Guidance for achieving this provision can be found in Planning for Bushfire Protection
2006.

Comment [W16]: Biodiv rec no. 21

15.3.3 Indigenous vegetation
Objectives
O1

To enhance the habitat of local flora and fauna species.

O2

Indigenous trees and plants are preserved.

Provisions
P1

Developments located within Area A as shown on the Bushland Buffer Map that are
required to incorporate a 10m wide vegetated buffer to bushland boundaries must

Comment [W17]: Biodiv rec no. 9

Part

B

Page

B15-5

ATTACHMENT TO PDS01 - 13/05/13

Page 521

Draft North Sydney Development Control Plan 2012
Bushland

submit a landscape plan to Council showing that the buffer will be vegetated using
100% local native species (as listed on Council’s website). Landscape plan design
should be species diverse and incorporate a range of vegetative layers that enhance
the habitat value of the landscaped area for local wildlife.
P2

Developments located within Area A as shown on the Bushland Buffer Map that will
significantly alter existing vegetation, ground levels, or drainage conditions must
submit a landscape plan to Council with at least 80% of the overall number of trees,
shrubs and groundcovers being locally occurring native species (as listed on Council’s
website). The landscape plan design should be species diverse and incorporate a range
of vegetative layers that enhance the habitat value of the landscaped area for local
wildlife. Exemptions may apply for heritage properties or properties within a heritage
conservation area.

Comment [W18]: Biodiv rec no. 10

P3

Developments located within Area B as shown on the Bushland Buffer Map that will
significantly alter existing vegetation, ground levels, or drainage conditions must
submit a landscape plan to Council with at least 50% of the overall number of trees,
shrubs and groundcovers being locally occurring native species (as listed on Council’s
website). The landscape plan design should be species diverse and incorporate a range
of vegetative layers that enhance the habitat value of the landscaped area for local
wildlife. Exemptions may apply for heritage properties or properties within a heritage
conservation area.

Comment [W19]: Biodiv rec no. 11

P1P4 Sites containing remnant bushland greater than 500m2 must submit a Bushland
Rehabilitation Plan prepared by a suitably qualified ecological consultant specialising in
bushland regeneration.
P2P5 Retain all remnant bushland on the site undisturbed and protected during any
construction or works undertaken.
P3P6 Do not disturb remnant bushland.
P4P7 Give consideration to soil depth, underground water flow, natural drainage, the
understorey canopy and sufficient space around trees to ensure the long term
conservation and health of indigenous trees and plants.

15.3.4 Stormwater run-off and soil erosion
Objectives
O1

To minimise the negative impacts of stormwater runoff and soil erosion on bushland
vegetation, soil biota and catchment health.

Provisions
P1

Development within Area A as shown on the Bushland Buffer Map must submit a
Drainage Plan to Council addressing the requirements of DCP Section 18 in addition to
the provisions of DCP Section 15.

P1P2 Development should not result in any increase in volume, concentration or rate of
stormwater run-off to those which existed prior to development.
P2P3 Development should seek to improve the condition and function of stormwater
management infrastructure from the pre-existing level.
P3P4 Existing site contours, topography and soil levels should be maintained.
P4P5 Stormwater collected from roofs, driveways and other impervious paved areas should
be retained on site and discharged into the Council’s stormwater system.
P5P6 Excavation for stormwater retention tanks should be minimised.

15.4

CULTURAL RESOURCES

There is potential that any undiscovered archaeological sites or Aboriginal sites or relics,
would be found in the undisturbed areas of bushland within North Sydney. Therefore, care
needs to be taken when undertaking works on properties adjoining bushland.
B
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The preservation and documentation of any archaeological sites or Aboriginal relics found
ensures evidence of previous settlement patterns of the local area can be maintained for
future generations.
Objectives
O1

To protect, record and maintain archaeological sites and Aboriginal sites and relics.

Provisions
P1

15.5

Consideration is given to the objectives and requirements of cl.5.10 of NSLEP 2009
and Part B: Section 13 – Heritage and Conservation of this DCP where archaeological
sites and Aboriginal sites and relics are discovered before, during or after work is to be
undertaken.

THREATENED SPECIES

The protection of threatened fauna and flora species is a legal requirement that must be
considered to ensure that works not only complement the bushland setting but reinforce and
conserve the natural habitat for flora and fauna species. Lists of threatened species are
available on the Department of Environment and Climate Change’s website www.threatenedspecies.environment.nsw.gov.au.
Information pertaining to known
threatened species and endangered ecological communities present within North Sydney is
available on Council's website www.northsydney.nsw.gov.au or by contacting the Bushland
Management Coordinator
Objectives
O1

That development is undertaken in an environmentally sensitive manner with
appropriate measures undertaken to minimise any adverse effects on threatened flora
and fauna species, populations or ecological communities.

Provisions
P1

15.6

All development must be undertaken in accordance with the requirements of the TSC
Act 1995 and the Commonwealth’s EPBC Act 1999.

WETLAND AREAS

Wetlands in the form of Coastal Saltmarsh occur in certain locations around the North
Sydney foreshore. It is important to note that Coastal Saltmarsh is listed as an Endangered
Ecological Community under the NSW TSC Act 1995 and therefore requires special
consideration where development activities may directly or indirectly impact on the
community or its habitat. Whist most of these wetlands are situated within designated
bushland conservation reserves, some impacts related to urban development such as
stormwater pollution, erosion, sedimentation and unauthorised access can cause negative
impacts. Coastal Saltmarsh is known to occur on the foreshores of Gore Cove, Lavender Bay
and Willoughby Bay. Current mapping of this community may uncover further locations on
both Council and private land where this community occurs. Please contact Council's
Bushland Management Coordinator for the most up-to-date mapping information for Coastal
Saltmarsh in North Sydney.
Wetland environments provide habitat for important flora and fauna. In addition, surrounding
vegetation can assist in lowering flood water velocities, intercept silt and aid in the uptake of
nutrients to improve water quality.
Objectives
O1

To preserve the aesthetic, social and economic values of wetland areas.

O2

To ensure water entering into natural wetlands is of sufficient quality to ensure that
wetland conservation values and functions are not compromised.

O3

To maintain or restore the physical, chemical and biological processes existing in
wetlands by minimising changes to wetland hydrology from land uses in wetland
catchments.
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Provisions
P1

Maintain existing wildlife corridors and provide habitat links between isolated areas.

P2

Provide landscaping and planting of locally occurring species, at the site’s boundary
with the wetland in order to create a buffer between wetlands and development. This
will provide additional protection and habitat.

P3

Wetland vegetation must not be removed.

P4

Development must not result in alteration of local surface runoff and groundwater
flows to the wetland and ensure appropriate water flow regimes are maintained to the
wetland.

P5

Development must not result in major changes to water flow processes including
changes to current and wave patterns and tidal regimes.

P6

All stormwater run-off should be detained on-site before draining to Council’s
stormwater systemAll stormwater must drain to a Council drainage system.

P7

Despite P6, if stormwater cannot be contained on site ensure a dispersed pattern of
stormwater flow into the wetland as opposed to a concentrated flow.

P8

Ensure the quality of stormwater flowing into wetlands is maintained or improved
through the use of WSUD on-site Ensure the quality of water entering into the wetland
is not diminished (refer to Part B: Section 17 - Erosion and Sediment Control and
Section 18 – Stormwater Management of this DCP).

P9

Where nutrient control devices and other pre-treatment measures are proposed,
ensure that they are located away from wetland areas.

P10

Avoid sewage overflows in catchments upstream of wetlands.

P11

Minimise visual impacts on wetland through use of natural and non-reflective
materials, muted colours and landscaped screens.

P12

Enhance and maintain social, educational and recreational values of wetland areas
through appropriately sited boardwalks, information signs, collection of background
information and consideration of European and aboriginal heritage. (Refer to Part B:
Section 13 - Heritage and Conservation of this DCP).

P13

Submit a Wetland Effects Statement if the proposed development may impact on the
ecology and habitat, hydrology and/or water quality of the wetland. The Wetland
Effects Statement must address the assessment criteria set out in the Model DCP for
Protecting Sydney’s Wetlands published by the Sydney Coastal Council Group (2001).

P14

Only plant species which occur locally should be used for landscaping and revegetation
near wetlands.
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SECTION 17
17.1

EROSION AND SEDIMENT CONTROL

INTRODUCTION

The potential for soil erosion occurs when vegetation cover is removed during the demolition
or construction of buildings and structures, or where it is proposed to recontour the existing
landform. As a result, sediment can enter the natural and stormwater drainage systems,
and can potentially block their flow, reduce their capacity and eventually be deposited in
receiving waters. Sediment reduces water depth, causes turbidity, reduces recreational
amenity and damages aquatic systems. Sediment can also have a destructive impact on the
quality of urban bushland.
Sedimentation represents a considerable cost to the community in cleaning and maintenance
of stormwater infrastructure. Costs arise from increased flooding due to reduced capacity of
drainage systems, cleaning of drains and dredging of receiving waters. Efficient sediment
control techniques have benefits to the builder as well as the community, in improved access
and site conditions and less time lost due to water logged sites.

17.1.1 General Objectives
The general objectives of this Section of the DCP are to:
O1

To provide a consistent approach to erosion and sediment control, with a view to
achieving best practice.

O2

Establish principles for the control and management of erosion and sediment risks.

O3

To ensure that the Sydney and Middle Harbours water catchments are clean,
productive and healthy.

O4

To minimise soil erosion and siltation resulting from building and excavation works.

O5

To ensure applicants submit sufficient information on proposed erosion and sediment
control measures with development applications such that Council can make an
informed decision.

O6

To ensure that consent conditions and Erosion and Sediment Control Plans are fully
implemented through monitoring and maintenance protocols.

17.1.2 When does this section of the DCP apply?
This section of the DCP applies to all development applications that involve:
(a)

the removal of vegetation from a site;

(b)

excavation, such that the land form of the site is altered; and

(c)

placement of any type of fill material on a site.

17.1.3 Relationships to Other Sections
Where relevant, this section of the DCP should be read in conjunction with the following
Sections of the DCP:
(a)

Part A: Section 3 – Submitting an Application;

(b)

Part B: Section 1 – Residential development;

(c)

Part B: Section 2 – Commercial and Mixed Use Development;

(d)

Part B: Section 13 – Heritage and Conservation;

(e)

Part B: Section 15 – Bushland;

(f)

Part B: Section 16 – Tree and Vegetation Management;
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(g)

Part B: Section 18 – Stormwater Drainage; and

(h)

Part B: Section 20 – Public Infrastructure.

17.1.4 Further Information
For more information about erosion and sediment control, consult with Council and refer to:

17.2

(a)

North Sydney Council Performance Guide;

(b)

North Sydney Council Infrastructure Specification Manual;

(c)

NSW Department of Housing Managing Urban Stormwater Soils and Construction
(4th edition, 2004);

(d)

Selected techniques described in pamphlets available from the Council Customer
Service Centre;

(e)

Department of Land and Water Conservation pamphlet Preparing an Erosion and
Sediment Control Plan (1997); and

(f)

Hawkesbury-Nepean Catchment Management Trust 2001 Guidelines for Erosion
and Sediment Control on Building Sites (2001).

REQUIREMENTS

17.2.1 Objectives
O1

Identify all areas likely to cause pollution of waterways from the transport of
stormwater run-off containing sediment and silt and implement appropriate devices to
stop the risk of pollution.

17.2.2 Provisions
P1

Divert clean water around the construction site to prevent contamination.

P2

Retain as much natural vegetation as possible and limit site disturbance to minimise
the risk of pollution.

P3

Control stormwater that enters the construction site from upstream.

P4

Divert stormwater from undisturbed upper slopes onto stable areas.

P5

Retain and stockpile all excavated topsoil on site for future landscaping where feasible.

P6

Prevent sediment/silt from entering adjoining public or private property (especially
drains) by installing sediment control devices at the low side of sites and wash down
areas.

P7

Provide a single, stabilised entry/exit point to the site. Sediment or building materials
should be prevented from reaching the road or Council’s stormwater system. Sediment
shall be removed by sweeping, shovelling or sponging. Under no circumstances shall
sediment be hosed.

P8

Where a work zone permit over public property is applicable, ensure that appropriate
debris control devices are implemented to prevent spillage of building materials into
stormwater drains.

P9

Compact all drainage lines when backfilling.

P10

Connect downpipes to stormwater system as early as possible.

P11P10 Revegetate all disturbed areas, after on-site works are completed, in order to
stabilise surface.
P12P11 Maintain all sediment control devices during construction and earthworks to
standards acceptable to Council.
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17.3

MAINTENANCE AND MONITORING

17.3.1 Objectives
O1

To ensure that erosion and sediment impacts are minimised during the entire
construction period of the development.

17.3.2 Provisions
P1

The consent holder, property owner, contractor, builder and all persons on site during
construction are responsible for controlling soil erosion and preventing the discharge of
sediments from the building site entering into Councils stormwater system.

P2

A condition may be imposed on a development consent requiring the payment of an
environmental bond/security to cover the costs of making good any damage from
pollution that a proposed development has the potential of causing.

P3

Erosion and sediment control measures will be inspected in the course of Council site
inspections following issue of a construction certificate.

P4

Where non-compliance with the DCP occurs, Council may charge a reinspection fee,
claim the environmental bond, issue a Clean Up Notice, Prevention Notice or Penalty
Infringement Notice if a pollution incident has occurred or has the potential to occur.

P5

In more serious cases, legal action may be considered under legislation dealing with
environmental protection.

P6

Protection of the Environment Operations Act 1997 constitutes an act of pollution as
being a criminal offence.

17.4

PROCEDURES

17.4.1 Objectives
O1

To outline the requirements and procedures for addressing soil erosion and sediment
control.

17.4.2 Provisions
P1

A Statement of Intent must be supplied with all development applications. The
Statement must outline the sedimentation and erosion control measures to be utilised
and a simple erosion control site diagram demonstrating how the proposal will achieve
the general objectives of the DCP.

P2

An Erosion/Sediment Control Plan may also be required to be submitted with the
Development Application for a large development that is likely to pose a significant
environmental risk. The plan should include diagrams showing the erosion and
sediment control measures, their location and type. A detailed Erosion/Sediment
Control Plan may also be required to obtain a construction certificate. An
Erosion/Sediment Control Plan may also be required to be submitted with the
Development Application for a development involving excavation or that is likely to
pose a significant environmental risk. The plan should include diagrams showing the
erosion and sediment control measures, their location and type.
A detailed
Erosion/Sediment Control Plan may also be required to obtain a construction
certificate.

P3

An Erosion and Sediment Control Plan is not required for minor disturbance of level
sites, for example minor alterations and additions to dwellings.

Comment [W2]: Water rec no. 51
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P4P3 Erosion and sediment control site signs must be displayed on the site during building
works, and provide advice to protect the environment from sedimentation and erosion
from building sites. These signs are available from the Council Customer Service
Centre.
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P5P4 Work must not be carried out in a public road or footpath unless a permit has been
granted by Council (or other relevant roads authority) under s.138 of the Roads Act
1993, and/or s.68 of the Local Government Act 1993. These are separate approvals to
development consent or a Complying Development Certificate. Consult with Council to
determine if a permit is required.

17.5

STANDARDS FOR EROSION AND SEDIMENT CONTROL PLANS

An Erosion and Sediment Control Plan can vary from a simple statement for minor proposals
to complex engineering plans and associated documentation for major proposals, including
all details of erosion and sediment control measures to be utilised.

17.5.1 Objectives
O1

To ensure that soil erosion and sedimentation is considered at the design stage of the
development.

17.5.2 Provisions
P1

17.6

Erosion and Sediment Control Plans should:
(a)

Consider a range of erosion and sediment control measures, including (where
relevant) runoff diversion techniques, sediment trapping devices, construction of
exits and entrances, revegetation techniques, site management, and controls for
stormwater removal and pump-out.

(b)

Be part of a soil and water management plan that addresses erosion and
sediment control and additional water quality and/or water quantity issues
during both the construction and operational stages. This can include identifying
concrete delivery locations, service trenches, waste management and chemical
storage.

(c)

Demonstrate that appropriate controls have been planned, and that when
implemented will minimise erosion and sedimentation.
The Erosion and
Sediment Control Plan should also demonstrate that its design life exceeds the
anticipated life of the project or stage for which it has been designed, to allow
for unforeseen delays or contingencies.

(d)

Adequately cover the contingency of, and change or delays to the project,
activity or scope of works.

EROSION AND SEDIMENT CONTROL MATRIX

Table B-17.1 comprises an Erosion and Sediment Control Matrix which describes the process,
pre-requisites, references for addressing soil erosion and sediment control.
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Preventing
pollution of
waterways &
bushland from
the effects of
erosion and
sediment

This is About

The Process
 This section of the DCP
 Development Application
Guides

Compliance with

 PCA assesses docs for
compliance with
development consent
 Install erosion and
sedimentation control
measures
 Give Council Notice





4. Obtain a
Construction
Certificate
5. Start
Construction

6. Apply for
Occupation
Certificate

As built drawings
Video of drain pipes
Certifications as required
Council approval

 Detailed construction
drawings must include
Erosion Control Plan
 Section 138 Permit
 Pay all fess and bonds

 BCA
 This section of the DCP
 Construction Certificate

 This section of the DCP
 Construction Certificate

 Development Consent

 This section of the DCP
 Development consent
 s.138 of Roads Act 1993
(if Applicable)

 Council assesses
 EP&A Act 1979
development application
based on the risk of pollution
and the merit of information
presented.

 Survey details
 Statement of
Environmental Impact
 Erosion Control Plan
showing how to minimise
impact of pollution

Pre-requisite

TABLE B-17.1: Erosion and Sediment Control Matrix

3. Lodge a
Construction
Certificate
Application

 Any work that is 1. Lodge a
likely to cause
Development
pollution from
Application
erosion and
sediment
 Maintaining
erosion and
sediment control
devices as part of
development
2. Obtain
activities
development
consent

Main activities

 NSC Performance Guide
 NSC Infrastructure
Specification Manual

 NSC Performance Guide
 NSC Infrastructure
Specification Manual

 NSC Performance Guide
 NSC Infrastructure
Specification Manual

References

 A Construction Certificate
must be obtained before
construction may
commence.

 Principal Certifying
Authority issues
Construction Certificate

 Provide enough detailed
design information to
show that work can be built
as per development consent
conditions
 No work is permitted on
public property without a
s.138 Permit
 Bonds are a security against
damage to Council
Infrastructure

 In order to minimise delay
the applicant should ensure
that the Information
provided in the application is
relevant, accurate and fit-forpurpose

 Provide enough information
to allow Council to assess the
merit of the proposal
 The Statement of
Environmental Impact must
address the issues raised in
the checklist within the EP&A
Act
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SECTION 18
18.1

STORMWATER
DRAINAGEMANAGEMENT

Comment [W1]: Water rec no. 4

INTRODUCTION

Stormwater drainage refers to systems from private developments such as;


Inter-allotment stormwater draining through adjoining private property that
remain in private ownership,



Stormwater draining to a public road that reverts to Council’s ownership.

Nuisance drainage problems resulting from developments are one of the most commonly
reported complaints received by many Councils. Therefore disposal of stormwater drainage
requires special attention.
Since private development is a primary contributor to stormwater entering Council’s drainage
system, the cost of providing a new drainage system from private development that is to
revert to Council’s ownership, must be borne by the developer.
Inter-allotment stormwater drains through private property remain forever the responsibility
of the owner of the property. This includes inter-allotment easements that drain stormwater
unless Council is mentioned in the Title Deeds as being responsible for maintenance of the
easement.
Many drainage structures are required to be upgraded to meet current standards as a result
of new development. Generally the developer is responsible for the cost of up-grading these
structures in the vicinity of the development, where it can be demonstrated that the
proposed development further overloads the existing drainage system.
North Sydney has many areas of kerb having heritage and conservation significance.
Heritage kerb must be reconstructed where it is impacted by drainage systems from private
development at no cost to Council.
Most development requires a drainage connection to a Council gutter or stormwater pipe
located in an adjoining public road. Consequently, most development involves the carrying
out of excavation or other work within the footpath or carriageway of a public road.

18.1.1 General Objectives
The general objectives of this Section of the DCP are to:
O1

To establish a long term drainage strategy for affected land, that will control
stormwater run off from development and minimise nuisance flow onto adjacent land.
Comment [W2]: Water rec no. 53

O1O2 To mimic pre-development or natural drainage systems as much as is possible.
O2O3 To improve Council stormwater drainage systems by achieving a high level of
compliance with Council’s design and construction standards.
O3O4 To minimise the impact of new development on the existing stormwater system.
O4O5 To minimise the risk of injury to people and damage to private and public property
from the effects of stormwater disposal.
O5O6 To preserve, conserve and reinstate of heritage kerbs.

18.1.2 When does this section of the DCP apply?
This section of the DCP applies to all development applications that involve:
(a)

An increase in hard surface areas on a site; or

(b)

Any change to the existing stormwater drainage requirements of the site.
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18.1.3 Relationships to Other Sections
Where relevant, this section of the DCP should be read in conjunction with the following
Sections of the DCP:
(a)

Part A: Section 3 – Submitting an Application;

(b)

Part B: Section 1 – Residential Development;

(c)

Part B: Section 2 – Commercial and Mixed Use Development;

(d)

Part B: Section 13 – Heritage and Conservation;

(e)

Part B: Section 15 – Bushland;

(f)

Part B: Section 16 – Tree and Vegetation Management;

(g)

Part B: Section 17 – Erosion and Sediment Control; and

(h)

Part B: Section 20 – Public Infrastructure.

18.1.4 Further Information
For more information about stormwater design and construction and associated details
regarding permits, fees and charges consult with Council and refer to:

18.2

(a)

North Sydney Council Performance Guide; and

(b)

North Sydney Council Infrastructure Specification Manual.

REQUIREMENTS

18.2.1 Objectives
O1

To ensure that stormwater drainage systems are satisfactorily designed to minimise
impacts to neighbouring properties.

O1O2 To reduce stormwater discharge and improve stormwater quality through the
incorporation of WSUD on-site.

Comment [W3]: Water rec no. 54

18.2.2 Provisions
P1

A Stormwater Management Plan is required for all developments and must
demonstrate compliance with this section as well as the stormwater management
provisions contained in Section 1 – Residential Development, Section 2 – Commercial
and Mixed Use Development or Section 3 – Non-residential Development in Residential
Zones, whichever applies to the subject development.

P1P2 New and reconstructed stormwater drainage systems should be designed and
constructed to a minimum standard that complies with the technical requirements of
the North Sydney Council Performance Guide and Infrastructure Specification Manual.
P2P3 Stormwater drainage disposal from private property should not cause nuisance
drainage problems to any other property. Nuisance drainage is any damage to other
property from stormwater caused by the development of property.
P3P4 Where stormwater drainage from private property cannot drain directly to a road
without first draining through adjoining private property, an inter-allotment
stormwater drainage easement is required. This easement should be sought by
negotiation, mediation or by using mechanisms of s.88 of the Conveyancing Act, 1919.
P4P5 Easement widths are governed by requirements for access and maintenance of pipes
by appropriate machinery.
P5P6 Zone of influence of stormwater pipes should not affect the structural stability of any
structure, building or utility service.
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P6P7 Stormwater should not be diverted into an adjoining catchment unless it can be
demonstrated that the diversion will not cause detriment to any property or structures.
P7P8 Where an inter-allotment drainage easement cannot be obtained, Council may
consider alternative proposals based on their merit.
P8P9 Minimum permissible pipe size leading from down pipes to primary inter-allotment
drainage pipes is 100mm internal diameter sewer grade pipe or greater as required to
meet drainage design criteria. Minium permissible pipe size for primary inter-allotment
drainage systems is 150mm diameter sewer grade pipe.
P9P10 Stormwater drains may not be constructed on public property without holding a Street
Opening Permit, a Construction Certificate and design approved by Council.
P10P11 Stormwater drainage systems through adjoining private property should be designed
and constructed to allow for an emergency overflow path to be located within the
inter-allotment drainage easement.
P11P12 Pipes within an easement are permitted to carry only the amount of stormwater for
which they are designed. Damage caused to property by unapproved works maybe be
subject to legal action and a claim for damages.
P12P13 Physical obstructions should not be placed within an easement or emergency
overflow path that may block the flow of surface run-off.
P14

Sandstone kerb and gutter with heritage significance is to be retained and not replaced
with concrete.

P15

The stormwater drainage is designed to ensure existing downstream systems are not
adversely affected. It should:
a)

‘fit’ as much as possible, within the hydrology of the natural system;

b)

emphasise stormwater detention, vegetated overflow lines, sensitive location
of discharge points and quality of receiving waters;

c)

minimise non-porous surfaces to reduce stormwater run-off;

d)

store water for re-use (such as in rainwater tanks);

e)

retain existing trees and;

f)

exclude land needed for natural or modified drainage, floodplains, remnant
vegetation, environmental values;

g)

ensure stormwater drains are designed to accept rainwater only excluding
other pollutants from the City’s waterways.

P13P16 On-site detention, preferably on unpaved or grass surfaces, is used to trap and
remove contaminants from stormwater and increase infiltration into the ground. Where
technically possible, on-site gravel filled retention pits are incorporated.

18.3
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MAINTENANCE AND MONITORING

18.3.1 Objectives
O1

To ensure that erosion and sediment impacts are minimised during both the
construction and post-construction period and that drainage systems are monitored
and maintained. To ensure that erosion and sediment impacts are minimised during
the entire construction period of the development.

Comment [W7]: Water rec no. 56

18.3.2 Provisions
During Construction
The consent holder has an ongoing responsibility to maintain all sediment control devices
during construction as required by the Erosion and Sediment Control Plan and as directed by
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Council. Stormwater drainage and erosion/sediment control devices will be inspected in the
course of Council site inspections following issue of a construction certificate.
Where non-compliance with the approved construction drawings or Erosion and Sediment
Control Plans occurs, Council may charge a reinspection fee, claim the environmental bond,
and issue a stop work notice or infringement notice
General Maintenance
P1

P2

The owners of the properties affected by stormwater drainage easements are required
to:
(a)

Permit stormwater to be drained via the stormwater drainage system;

(b)

Keep the stormwater system clean and free from silt, rubbish and debris;

(c)

Maintain and repair the stormwater system so that it functions in a safe and
efficient manner;

(d)

Replace, repair, alter and renew the whole or parts of the stormwater system
within the time and in the manner specified in a written notice issued by the
Council;

(e)

Not make any alterations to the stormwater system or elements thereof without
prior consent in writing from the Council;

(f)

Permit the Council, or its authorised agent, from time to time upon giving
reasonable notice to enter and inspect the land for compliance with the
requirements of this clause;

(g)

Permit the Council, or its authorised agent, at any time and without notice in the
case of an emergency to enter and inspect the land for compliance with the
requirements of this clause; and

(h)

Comply with the terms of any written notice issued by the Council in respect to
maintenance requirements within the time stated in the notice.

Where non-compliance occurs legal action may be considered under legislation dealing
with environmental protection.

18.4

PROCEDURES

18.4.1 Objectives
O1

To provide a framework which outlines the procedures to be followed when proposing
and undertaking stormwater drainage works.

18.4.2 Provisions
P1

P2

P3

When lodging a development application the applicant should provide:
(a)

Conceptual stormwater design plans; and

(b)

Conceptual stormwater drainage easement details.

Before starting stormwater drainage construction work, obtain:
(a)

Street Opening Permit;

(b)

Construction Certificate; and

(c)

Copy of design plans approved with the construction certificate

With an application for a Construction Certificate the applicant should provide:
(a)
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(b)

Detailed stormwater drainage design complying with the conditions of the
Development Consent, this DCP, the Performance Guide and references for
design and construction of infrastructure in North Sydney;

(c)

Evidence of having paid all contributions, bonds and securities to Council; and

(d)

Dilapidation report showing the pre-development condition of private and public
property, utility services and heritage items.

P4

A qualified Hydraulics engineer should prepare Stormwater designs. Designs should
incorporate hydraulic grade line analysis and demonstrate that WSUD has been
incorporated to the maximum extent practicable and that the capacity of the existing
downstream drainage system is sufficient to carry any additional flow from a
development. A qualified Hydraulics engineer should prepare Stormwater designs.
Designs should incorporate hydraulic grade line analysis and demonstrate the capacity
of the existing downstream drainage system to carry any additional flow from a
development.

P5

Before applying for a refund of bonds and/or security, applicants are required to obtain
approval from Council for completion of the stormwater drainage works.

P6

Work must not be carried out in a public road or footpath unless consent has been
granted by Council (or other relevant roads authority) under s.138 of the Roads Act
1993 and s.68 of the Local Government Act 1993. These are separate approvals to
development consent or a complying development certificate. Consult with Council to
determine if a permit is required.

P7

Where stormwater from development contributes to the overload of existing drainage
systems at some distance downstream of the development site, Council may consider
carrying out works in association with works required by the developer.

18.5
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STORMWATER DRAINAGE MATRIX

Table B-18.1 comprises a Stormwater Drainage Matrix which describes the process,
prerequisites and references for addressing stormwater drainage.
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TABLE
This is About

 Drainage from
private property
that is to revert
to Council’s
ownership

Main activities

 Detailed stormwater
design

3. Lodge a
Construction
Certificate
Application

6. Apply for
Occupation
Certificate

 Install erosion and
sedimentation control
measures

5. Start
Construction

 NSC Infrastructure
Specification Manual

 This section of the DCP
 Construction Certificate

 Certifications as required

 NSC Infrastructure
Specification Manual

 Construction Certificate

 BCA

 NSC Performance Guide

 This section of the DCP

 Development Consent

 s.138 of Roads Act 1993
(if Applicable)

 NSC Performance Guide

 NSC Infrastructure
Specification Manual

 Development consent

 Video of drain pipes
 Council approval

References
 NSC Performance Guide

 This section of the DCP

 As built drawings

 Given Council Notice

 PCA assesses docs for
compliance with
development consent

4. Obtain a
Construction
Certificate

 Certifications as required

 Pay all fess and bonds

 Section 138 Permit

 Erosion Control Plan

 Council considers impact of
stormwater from new
development on capacity of
existing infrastructure and
adjoining property

 Dilapidation report

 EP&A Act 1979

 Development Application
Guides

 Concept stormwater
design
 Statement of Impact of
stormwater

 This section of the DCP

 Survey details

Compliance with

TBALE B18.1: Stormwater Drainage Matrrix
Pre-requisite

2. Obtain
development
consent

1. Lodge a
Development
Application

The Process

Comments

 Any unclean pipes must
be cleaned before Council
approves works

 Video must show drainage
pipes to be clean

 A Construction Certificate
must be obtained before
construction may
commence.

 Bonds are a security against
damage to Council
Infrastructure

 No work is permitted on
public property without a 138
Permit

 Provide enough detailed
design information to
show that work can be built
as per development consent
conditions

 In order to minimise delay
the applicant should ensure
that the Information
provided in the application is
relevant, accurate and fit-forpurpose

 The Statement of
Environmental Impact must
address the issues raised in
the checklist within the EP&A
Act

 Provide enough information
to allow Council to assess the
merit of the proposal
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SECTION 20
20.1

PUBLIC INFRASTRUCTURE

INTRODUCTION

The integration of engineering considerations with planning, architecture and landscaping is
important for the purpose of servicing the future infrastructure needs of the North Sydney
local government area.
This section provides information for property owners and developers about Council’s
objectives and provisions when required to create and/or rehabilitate the following types of
infrastructure:


Roads



Vehicle crossings and driveways



Footpaths



Permitted encroachments



Boundary alignment levels

Council may require developers to contribute to the renewal of public infrastructure by
placing appropriate consent conditions on development applications.
These consent
conditions are for works on public property as a consequence of the impact of a
development.

20.1.1 General Objectives
The general objectives of this Section of the DCP are:
O1

To ensure that an appropriate level of public infrastructure is provided to service the
future growth expectations of Council and the North Sydney community.

O2

To ensure that public infrastructure achieves a high level of compliance with Council’s
design and construction standards.

O3

To ensure that existing public infrastructure, damaged by construction works is reinstated to an acceptable condition.

O4

To ensure minimal risk of injury to people and damage to private property and existing
public infrastructure and utility services.

20.1.2 When does this section of the DCP apply?
This section of the DCP applies to all developments that have a direct impact upon the public
domain.

20.1.3 Relationships to Other Sections
Where relevant, this Section of the DCP should be read in conjunction with the following
Sections of the DCP:
(a) Part A: Section 3 – Submitting an Application;
(b) Part B: Section 1 – Residential Development;
(c) Part B: Section 2 – Commercial and Mixed Use Development;
(d) Part B: Section 3 – Non-Residential Development in Residential Zones;
(e) Part B: Section 4 –Boarding Houses;
(f) Part B: Section 5 – Child Care Centres;
(g) Part B: Section 8 – Outdoor Dining and display of Goods on the Footpath;
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(h) Part B: Section 13 – Heritage and Conservation;
(i) Part B: Section 9 – Advertising and Signage;
(j) Part B: Section 15 – Bushland;
(k) Part B: Section 16 – Tress and Vegetation Management;
(l) Part B: Section 17 – Erosion and Sediment Control;
(m) Part B: Section 18 – Stormwater Drainage; and
(n) Part B: Section 21 – Telecommunication Facilities.

20.1.4 How to use this section of the DCP
When submitting a development application or construction certificate, for the type of works
outlined in this section of the DCP:

20.2

(a)

Be aware of how to meet the objectives, controls, maintenance and monitoring
requirements.

(b)

Follow the prescribed procedures and refer to the additional information sources
recommended.

(c)

Use the Matrix table - The Matrix Table is located on the North Sydney Council
website and provides summary information regarding the issues, processes, prerequisites, statutory law and compliance requirements associated with lodging a
development application or construction certificate.

(d)

Refer to sub-section 20.2 for additional information on:
(i)

Reference documents

(ii)

Permits and approvals required

(iii)

Deed and lease agreements

(iv)

Bonds and securities

(v)

Works in association

(vi)

Defects liability period

(vii)

Dilapidation reports

ADDITIONAL INFORMATION

20.2.1 Reference Documents
This section of the DCP is to be used in conjunction with a range of other documents
including:
(a)

State Environmental Planning Policy (Infrastructure) 2007
The Infrastructure SEPP provides the basic planning objectives and development
controls for works in and adjacent to road reserves and states whether development
consent is required for particular kinds of development.

(b)

North Sydney Local Environmental Plan 2012
NSLEP 2012 provides the basic planning objectives and development controls for new
buildings and other developments and states whether development consent is required
for particular kinds of development.

(c)

North Sydney Council Performance Guide
The Performance
information about
The Performance
drawing(s) where
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Guide is a separate infrastructure guideline providing more
Council’s performance expectations and other relevant information.
Guide also provides a matrix of key relationships and typical
applicable. The Performance Guide is not intended to be a design
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and construction guide but directs the reader to other references to fulfil this objective.
Copies of the performance Guide are available over the counter at Council’s Customer
Service Centre and from the web via www.northsydney.nsw.gov.au.
(d)

North Sydney Council Infrastructure Specification Manual for Roadworks,
Drainage and Miscellaneous Works
Contains detailed infrastructure specifications for the works described within this
section of the DCP. Copies are available over the counter at Council’s Customer
Service
Centre
and
from
the
web
via
www.northsydney.nsw.gov.au.
www.rta.nsw.gov.au/cgibin/doingbusinesswithus/engineeringpolicies/index.cgi?gtd_2012-01.pdf

20.2.2 Permits and Approvals
To carry out works on public property the applicant, owner or builder must apply for specific
permits available from Council’s Customer Service Centre.
Permits issued by Council relate to works associated with:


Hoardings;



Standing plant;



Storing building materials;



Containers for building waste (skips);



Work zones;



Working out-of-hours;



Street Opening;



Approvals under Section 138 of the Roads Act 1993;



Approvals under Section 68 of the Local Government Act 1993;

Work must not be carried out in a public road or footpath unless consent has been granted
by Council (or other relevant roads authority) under s.138 of the Roads Act 1993 and s.68 of
the Local Government Act 1993. These are separate approvals to development consent or a
complying development certificate. Consult with Council to determine if a permit is required.
Permits are issued for a specific time period requested by the developer in the application.
Fees and charges are levied based on the agreed time period of the permit. Permit times
may be extended subject to Council approval and payment of additional fees and charges.
Extension of time may not be possible in some cases.
Refer to the Council’s Performance Guide and consult with Council for specific details
regarding permits, fees and charges.

20.2.3 Deed of Agreement and Leases
Council may also require an applicant to enter into a deed of agreement or lease for
temporary occupation of public property with the payment of rent and holding insurances to
indemnify Council against all risks associated with the proposed Work.

20.2.4 Bonds and Security
Where a developer is required to construct works on public property as part of an overall
development, Council may require bonds to be paid as a security against any damage caused
to road infrastructure or the environment arising from construction. After completion of
development, bond moneys may be returned subject to satisfactory completion of the work.

20.2.5 Works in Association
Works in association are Council funded construction works on public property that may be
joined with Developer funded works for the purpose of integrating the streetscape. Council
Part
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may contribute money to the Developer to build works in association with the
developer’s works subject to it being in the public interest.
Where two or more adjoining developments are under construction simultaneously, Council
may offer to build infrastructure works for all developments in the interests of achieving an
integrated and coordinated streetscape, subject to the developer contributing money to
Council to build these works. This is seen as adding value to the community dollars spent.
Proposals will be considered based on individual merit.

20.2.6 Defects Liability Period
The defects liability period refers to a period of generally 12 months after practical
completion of the development whereby the repair of any defects arising from construction in
public property is the responsibility of the developer/owner. Practical completion is the date
when the works have reached the stage of being able to function in an operational manner.
A defects liability period is particularly relevant wherever any defects of construction are not
easily detectible at the time that the construction work is practically completed. Typical work
meeting these criteria is underground drainage construction and the structural stability of
road pavements.
Where Council holds a bond or security for work that is subject to a defects liability period,
the bond or security may be returned on completion of the defects liability period subject to
all defects being repaired or evidence based on the dilapidation report confirming that no
damage has been caused to public infrastructure.

20.2.7 Dilapidation Report
A dilapidation report is a written statement prepared by an appropriately qualified engineer
giving an opinion of the pre-development condition of public infrastructure that may be at
risk of damage as a consequence of works associated with a private development.
A dilapidation report may be required, as a condition of development consent, to be lodged
with an application for a construction certificate. The applicant should seek Council’s
approval-in-principle regarding the adequacy of the dilapidation report prior to the applicant
lodging it with the application for a construction certificate.
The findings of the report should be based on visual and structural condition of public
infrastructure and supported by photographic and structural testing data. For example, the
pre-development condition of stormwater drainage systems should be inspected by video,
and the strength of road pavements may need to be confirmed by structural testing.

20.2.8 Engineering Assessment Process
Below is a useful guide of the development process to be followed when intending to
undertake the type of works outlined in this section of the DCP.
For a Development Consent


Conceptual engineering documentation is prepared (including designs),



Applicant lodges a DA with conceptual documents and pays the fees.



Development Engineer inspects site, prepares
determines amount of bonds and security payable.



Council issues Development Consent.

engineering

conditions,

For a Construction Certificate
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Applicant pays Council all fees, contributions, bonds or security owing, applies
for any permits required for construction and obtains receipts.



Applicant applies for a Construction Certificate from a Principal Certifier. A
Construction Certificate must be obtained before starting Construction.
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Before issuing a Construction Certificate, the Principal Certifier must sight
certified detailed design/construction drawings, copies of receipts for payments
of contributions, bonds and permits and any other documents required by the
DA.



Principal Certifying Authority issues a Construction Certificate.

For an Occupation Certificate


Construction work commences



On completion of construction, “as built drawings” are certified by an accredited
engineer and referred to the Principal Certifier for an Occupation Certificate.



Before issuing an Occupation Certificate, Principal Certifier seeks Council’s
approval for any works constructed on public property.



Developer applies to Council for release of any bonds & security held.



Council inspects the work and if satisfactory, returns bonds or security at the
appropriate time. Any bond & security that is subject to a defects liability period
is released after 12 months subject to relevant construction work being
satisfactory to Council.



If work is unsatisfactory, Council either requests work to be rectified or uses the
bond money to rectify the work. On satisfactory completion of the work, Council
advises the Principal Certifier & returns balance of outstanding bonds.



Principal Certifying Authority issues the Occupation Certificate.
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20.3

ROADS

North Sydney Council’s role is to provide a level of road infrastructure capable of servicing
the future growth expectations of a thriving commercial and diverse multi-cultural residential
community.
Road infrastructure refers to kerb and gutter, road pavements for traffic lanes and car-parks,
medians, retaining walls where supporting the road, easements for road stability, linemarking, street-signs, street-lighting and the like. For the purpose of sub-section 20.3, road
infrastructure does not include road drainage, footpaths and vehicular crossings as these are
covered elsewhere in Section 20 to this Part of the DCP.
Existing road infrastructure in most cases is old and the condition poor due to wear over
time, from growth in vehicle and pedestrian traffic as a consequence of increased
development. Existing infrastructure in some cases will not sustain future development,
hence new road infrastructure may need to be provided with new development at no cost to
the Council.
North Sydney has many areas of heritage and conservation significance. Construction of
new road infrastructure should not cause damage to items of heritage and conservation
significance. If such damage occurs, this must be reconstructed as near to original condition
as possible
This sub-section of the DCP provides the objectives and provisions to be addressed when
designing and constructing appropriate road infrastructure in front of developments. Refer
to these when intending to prepare information for lodging a development application or
construction certificate.

20.3.1 Objectives
O1

To ensure that an appropriate level of road infrastructure is provided to service the
future growth expectations of Council and the North Sydney community.

O2

To improve road infrastructure by achieving a high level of compliance with Council’s
design and construction standards.

O3

To ensure that existing road infrastructure, damaged by the construction of buildings,
is re-instated to an acceptable condition.

O4

To ensure minimal risk of injury to people and damage to vehicles, existing road
infrastructure and public utility services resulting from new development.

20.3.2 Provisions
P1

New and reconstructed road/s should be designed and constructed to a minimum
standard that complies with the technical requirements of the North Sydney Council
Performance Guide and Infrastructure Specification Manual.

P2

New road infrastructure should have a design service life of 25 years before requiring
replacement and 8 years before first requiring maintenance.

P3

New road infrastructure should be safe for pedestrians, cyclists and vehicles. Council
supports the concept of shared zones where appropriate (Special design criteria and
RTA approval applies in these cases).

P4

Existing public utility services should be protected during construction of road
infrastructure. The location of all public utility services is to be shown on design plans
that are to be submitted with the application for the construction certificate.

P5

Kerb and gutter should be constructed with an absolute minimum longitudinal slope of
1% (1 vertical unit : 100 horizontal units).

P6

Road line markings should be visible at night by using reflective paint.

P7

Sandstone kerb and gutter with heritage significance is to be retained and not replaced
with concrete.
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20.3.3 Monitoring and Maintenance
P1

Construction work on private and public property is checked for compliance by an
accredited engineer. Certifications are issued if all works meet Council requirements. If
work is deficient, defects orders are issued accordingly.

P2

Construction work on public property that is to revert to Council’s ownership must be
checked by Council for compliance with its standards.

P3

Council is authorised to use bonds and security to rectify any defective work not
undertaken in a reasonable time. The developer is responsible for work carried out on
public property by a building contractor.

20.3.4 Procedures
P1

Prior to road construction the applicant should provide:
(a)

Conceptual road design plans with the development application where
applicable. Conceptual design plans must address the requirements of this DCP
and Council’s Performance Guide to enable satisfactory works to be constructed

(b)

A statement detailing the environmental impacts of the roadworks when lodging
the development application.

(c)

Detailed road design plans (where applicable) with the application for a
construction certificate together with any certification by an accredited engineer.

(d)

Final design plans for approval of construction certificate with sufficient
specifications to ensure that the construction works can be built according to
Council’s requirements.

(e)

Payment of bonds and securities where applicable.

On completion As Built Drawings of completed construction work should be lodged to verify
that construction works have been built in accordance with the development consent. As
Built Drawings should be certified by an accredited engineer. Council approval is required of
all construction work completed on public property.
Work must not be carried out in a public road or footpath unless consent has been granted
by Council (or other relevant roads authority) under s.138 of the Roads Act 1993 and s.68 of
the Local Government Act 1993. These are separate approvals to development consent or a
complying development certificate. Consult with Council to determine if a permit is required.
Where developer funded roadworks require substantial adjustments of Councils road
infrastructure, Council may consider carrying out works in association with works required by
the developer.
Council may require a dilapidation report to identify any defects present prior to development
commencing and may also impose a bond on road work as a security against damage
occurring to Council infrastructure. Any breach of consent conditions may result in Council
revoking the consent and using the bond and security to restore the works and make the site
safe.

20.3.5 Further information
For more information about design and construction of road infrastructure and associated
details regarding permits, fees and charges consult with Council and refer to:
(a)

North Sydney Council Performance Guide;

(b)

North Sydney Council Infrastructure Specification Manual

20.3.6 Road Infrastructure Matrix
Table B-20.1 comprises a Road Infrastructure Matrix which describes the process, prerequisites and references relating to the provision of road infrastructure.
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Main activities

 Work required to
construct a
private
development
such as kerb and
gutter, road
pavement, carparks, retaining
walls, line
marking, street
signs, street
lighting, and the
like located on
public property
 Does not include
road drainage,
footpaths and
vehicular
crossings or
heritage items

This is About

Road
infrastructure
works that are
to revert to
Council’s
ownership

 Detailed design of road
infrastructure
 Erosion Control Plan
 Section 138 Permit
 Pay all fess and bonds
 Certifications as required

 PCA ensures that all
consent conditions are
met before issuing
Construction Certificate
 Give Council Notice
 Install erosion and
sedimentation control
measures

 As built drawings
 BCA
 Certifications as required  This section of the
 Council approval of works
DCP
on public property
 Construction
Certificate

3. Lodge a
Construction
Certificate
Application

4. Obtain a
Construction
Certificate

5. Start
Construction

6. Lodge an
Occupation
Certificate
Application

 NSC Performance
Guide
 NSC Infrastructure
Specification
Manual

References

 This section of the
DCP
 Construction
Certificate

 Development
Consent

 NSC Performance
Guide
 NSC Infrastructure
Specification
Manual

 This section of the
 NSC Performance
DCP
Guide
 Development consent  NSC Infrastructure
 s.138 of Roads Act
Specification
1993 (if Applicable)
Manual

 EP&A Act 1979

 Council considers impact of
road works from new
development on capacity of
existing infrastructure and
adjoining property

2. Obtain
development
consent

 This section of the
DCP
 Development
Application Guides

 Survey details
 Concept stormwater
 Statement of Impact of
proposed works
 Erosion Control Plan
 Dilapidation Report

Compliance with

TABLE B-20.1: Road Infrastructure Matrix
Pre-requisite

1. Lodge a
Development
Application

The Process

 Council must first approve any
work on public property before
certificate provided

 A Construction Certificate must
be obtained before construction
may commence.

 Provide enough detailed design
information to show that work can
be built as per development consent
conditions
 No work is permitted on public
property without a 138 Permit
 Bonds are a security against damage
to Council Infrastructure

 In order to minimise delay the
applicant should ensure that the
information provided in the
application is relevant, accurate and
fit-for-purpose

 Provide enough information to allow
Council to assess the merit of the
proposal
 The Statement of Environmental
Impact must address the issues
raised in the checklist within the EP&A
Act

Comments
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20.4

VEHICULAR ACCESS

20.4.1 Introduction
Vehicular access consists of both the crossing (as known as the layback) and driveway. The
Vehicular crossing is the section adjoining the driveway located on the kerb-line whilst the
driveway is the section of access between the kerb-line and the property boundary. This
section refers to the provision and maintenance of vehicle access from public roads into
private property.
A Vehicular Access Application must be made prior to the provision of any crossing and
driveway in association with a development approval, or prior to the replacement or
improvement of an existing vehicular crossing. Similar application must be made prior to the
opening of any road, footpath, grass verge or the like. Attached to the application are
Council’s Vehicular Access Guidelines and Specifications, which provide further information to
applicants of requirements in connection with the provision of vehicular access.
It is the responsibility of the developer of property to establish suitable access facilities
taking into account road levels, drainage requirements and current vehicle access
requirements, at no cost to Council.

20.4.2 How this subsection is used
This sub-section of the DCP provides the objectives and provisions to be addressed when
providing vehicular access to and from development. Use this sub-section in conjunction
with Council’s Vehicular Access Guidelines and Specifications when intending to prepare
information for lodging a vehicular access application, development application or
construction certificate.

20.4.3 Objectives
O1

To ensure that vehicular access to and from development is simple, safe, direct and
enhances visual amenity.

O2

To ensure that vehicular access is designed and constructed in accordance with Council
standards.

O3

To ensure minimal impact on existing street parking.

O4

To ensure minimal disturbance to existing road infrastructure, public utility services
and adjoining property.

20.4.4 Provisions
P1

Vehicular access provision (design and construction) should conform
requirements of Council’s Vehicular Access Guidelines and Specifications.

P2

All existing gutter bridges are removed. Council may consider the retention of a gutter
bridge, but only if the following criteria are met:

P3

to

the

(a)

The value of the proposed works does not exceed $200,000; or

(b)

The proposed development does not result in any increase in vehicular traffic
across the gutter bridge; or

(c)

The proposed development involves the demolition of or alteration and addition
to more than 50% of the existing building on the site.

For the purpose of P2, an increase in vehicular traffic refers to any:
(a)

increase to the number of parking spaces on the site,

(b)

increase in the number of bedrooms within a residential dwelling by 2 or more
bedrooms, but only where additional cars can be accommodate on the site under
its current or proposed form, or
Part
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(c)

any other development in the opinion of Council that may result in an increase in
vehicular traffic crossing the gutter bridge.

20.4.5 Monitoring and Maintenance
P1

The applicant should give Council 24 hours notice to inspect the formwork before
constructing the access.

P2

Erosion and sedimentation controls should be in place before starting any excavation
works. These devices should be maintained regularly. Failure to install and maintain
these devices may result in a fine and/or legal action.

P3

If a bond applies, Council inspects the completed work for any damage to Council’s
infrastructure before returning the bond.

P4

Roadworks should be completed as soon as possible after constructing the vehicle
crossing and driveway to minimise disruption to traffic.

20.4.6 Procedures
P1

Prior to commencement of footpath construction applicant should:
(a)

Apply to Council for boundary alignment levels.

(b)

Lodge a Vehicle Access Application and refer to the accompanying Vehicular
Access Guidelines and Specifications for further information.

(c)

Obtain a Street Opening Permit before starting work if required.

(d)

Pay a bond if applicable.

(e)

Obtain a construction certificate before constructing the works if the footpath is
part of an application for a larger development.

P2

Work must not be carried out in a public road or footpath unless consent has been
granted by Council (or other relevant roads authority) under s.138 of the Roads Act
1993 and s.68 of the Local Government Act 1993. These are separate approvals to
development consent or a complying development certificate. Consult with Council to
determine if a permit is required.

P3

In special cases where the vehicular access requires substantial adjustments of
Councils road infrastructure, Council may consider carrying out works in association
with works required by the developer.

P4

Council may require a dilapidation report to identify any defects present prior to
development commencing and may also impose a bond on drainage work as a security
against damage occurring to Council infrastructure. Any breach of consent conditions
may result in Council revoking the consent and using the bond and security to restore
the works and make the site safe

20.4.7 Further Information
For more information about design and construction of vehicular access and associated
details regarding permits, fees and charges consult with Council and refer to:
(a)

North Sydney Council Vehicle Access Application and accompanying Vehicular
Access Guidelines and Specifications.

(b)

North Sydney Council Performance Guide.

(c)

North Sydney Council Infrastructure Specification Manual.

20.4.8 Vehicular Crossings Matrix
Table B-20.2 comprises a Vehicular Crossings Matrix which describes the process, prerequisites and references relating to the provision of vehicular crossings.
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Main activities

 Vehicular access
between the
public road and
private property
 Also includes any
adjustments to
public
infrastructure
required to
provide suitable
access

This is About

Vehicular
Crossings and
Driveways

 Provide information as
 This Section of the
required by the
DCP
application such as design  NSC Performance
information, indemnity,
Guide
Certificate of Insurance
Currency application fees
 Approval to adjust
existing infrastructure

Compliance with

TABLE B-20.2: Vehicular Crossings Matrix
Pre-requisite

 Approval of Vehicular
Access Application
 Street Opening Permit
 48 hrs notice for
inspecting formwork by
Council

 Final approval of the
completed vehicular
crossing by Council

3. Constructing
the vehicular
access

4. Return of the
Bond

 Development consent
(if applicable)
 Plans approved by
Council
 NSC Performance
Guide
 NSC Infrastructure
Specification Manual

2. Obtain approval  Council assesses application  s.138 of Roads Act
of Vehicular
based on the reliability of the
1993 (if applicable)
Access
information provided
 s.68 Local
Application
Government Act (if
applicable)

1. Lodge a
Vehicular
Access
Application

The Process
 NSC Infrastructure
Specification
Manual

References

 Ensure that no damage has been
caused to Council’s infrastructure

 Any adjustment required to
existing infrastructure such as
footpaths, kerb and gutter or
road levels must be approved by
Council

 The vehicular access application must
relate to the provision of vehicular
access to an approved car stand
within private property
 Adjustment of existing infrastructure
must be approved by council before
submitting design plans

Comments
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20.5

FOOTPATHS

20.5.1 Introduction
Footpath infrastructure includes surface materials, landscaping, drainage, and provisions for
the disabled. This section applies to the provision and maintenance of footpaths throughout
North Sydney. Footpaths separate pedestrians from vehicular traffic and provide suitable all
weather surface, safe and convenient for public use. Like Council’s road network, footpaths
provide a slightly varying function depending upon the location, the abutting development,
location of shops, schools, community and service areas, as well as having a relationship
with vehicular traffic volume.
New development generally creates the need to upgrade the standard of the footpath.
Although Council maintains footpaths that have reverted to Council’s ownership, new
developments are responsible for constructing the footpath according to Council’s
specifications and at no cost to Council. Council has adopted a policy specifying types of
footpaths for selected areas of North Sydney. Maps are available at Council showing these
details.

20.5.2 How is this section used
This sub-section of the DCP provides the objectives and provisions to be addressed when
constructing or reconstructing footpaths. Use this sub-section in conjunction with Council’s
Infrastructure Specification Manual when lodging a development application or construction
certificate.

20.5.3 Objectives
O1

To ensure that footpaths are designed and constructed in accordance with Council
standards, compliments surrounding streetscape and reflects heritage and
conservation values.

O2

Ensure that footpaths provide a safe walking environment for all pedestrians and
enhance visual amenity.

O3

Provide equal access opportunity that does not discriminate against the disabled.

O4

Minimise disturbance to existing road infrastructure, public utility services and
adjoining property from provision of footpath.

20.5.4 Provisions
P1

Where appropriate, new and reconstructed footpaths should be designed and
constructed to a minimum standard that complies with the technical requirements of
the North Sydney Council Infrastructure Specification Manual.

P2

Footpath work adjoining areas of heritage and conservation significance should be
designed and constructed to complement the heritage and conservation character.
Damaged heritage elements should be reinstated as near as possible to original
condition at no cost to Council.

P3

Footpath design should:
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(a)

Show suitable profiles between kerb and floor levels at all doorways to a
development.

(b)

Allow for the planting of street trees in accordance with the North Sydney Street
Tree Strategy and Section 16 of the DCP.

(c)

Cater for the disposal of roof water piped beneath the footpath to the kerb
(particularly for paved footpaths).

(d)

Not contain steps where these did not previously exist.

Comment [W1]: Biodiv rec no. 41
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(e)
P4

Not have obviously visible dips and humps adjoining driveways or doorways.

Disabled access is to be accommodated within private property where footpaths have
longitudinal slope at doorways.

20.5.5 Monitoring and Maintenance
P1

The applicant should give Council 24 hours notice to inspect the prepared base of the
footpath.

P2

Erosion and sedimentation controls must be in place before starting any excavation
works. These devices must be maintained regularly. Failure to install and maintain
these devices may result in a fine and/or legal action.

P3

If a bond applies, Council will inspect the completed work for damage to Council
infrastructure before returning the bond.

20.5.6 Procedures
P1

Prior to commencement of footpath construction applicant should:
(a)

Apply to Council for alignment levels (prior to undertaking design).

(b)

Lodge footpath design for approval with an application for Construction
Certificate.

(c)

Lodge footpath design to the Principal Certifying Authority (PCA) for the issue of
a Construction Certificate.

(d)

Obtain approval of public utility authorities where relevant services affected.

(e)

Obtain a Street Opening Permit from Council.

(f)

Pay bond if applicable.

(g)

Submit to Council a work as executed plan, prepared by a surveyor or civil
engineer if required.

(h)

Obtain a construction certificate before constructing the works if the footpath is
part of an application for a larger development.

P2

Work must not be carried out in a public road or footpath unless consent has been
granted by Council (or other relevant roads authority) under s.138 of the Roads Act
1993 and s.68 of the Local Government Act 1993. These are separate approvals to
development consent or a complying development certificate. Consult with Council to
determine if a permit is required.

P3

Where a development’s footpath works require substantial adjustments of Councils
infrastructure, Council may consider carrying out works in association with works
required by the developer, subject to conditions.

P4

Council may require a dilapidation report to identify any defects present prior to
development commencing and may also impose a bond on drainage work as a security
against damage occurring to Council infrastructure. Any breach of consent conditions
may result in Council revoking the consent and using the bond and security to restore
the works and make the site safe.

20.5.7 Further Information
For more information about design and construction of vehicular access and associated
details regarding permits, fees and charges consult with Council and refer to:
(a)

North Sydney Council Performance Guide.

(b)

North Sydney Council Infrastructure Specification Manual.
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Pedestrian
access
between the
kerb and the
boundary
Applies also to
footpaths in
pedestrian
malls built on
public property
and the like

Main activities
Lodge a
Development
Application
showing
footpath
details as
part of the
larger
development
proposal
Obtain
development
consent
Obtain
Construction
Certificate

Construct
footpath as
part of the
main project

Apply for
release of
bond

Obtain
Occupation
Certificate

1.

2.

3.

4.

5.

6.

The Process


















Satisfy all requirements
for construction

Demonstrate by “As
built drawings” that all
work has been built in
accordance with
Council’s requirements
Obtain Council approval
of the works

Obtain the Construction
Certificate

Lodge final designs of
the footpath with the
s.138 Permit and pay
contributions, fees,
bonds

Council assesses DA based
on details of the footpath
designs submitted























Development
consent
Construction
Certificate

Development
consent conditions

Development
Consent
Council’s corporate
standards
NSC Infrastructure
Specification
manual

Street Opening
Permit
Guide for applying
for Construction
Certificate

EP&A Act 1979

Development
Consent
NSC Performance
guide

Compliance with

TABLE B-20.3: Footpaths Matrix

Prepare survey details
Refer to Council’s
footpath standards
regarding surface
finish, planters etc
Prepare detailed design
of footpath

Pre-requisite











NSC
Infrastructure
Specification
Manual
Plans approved in
accordance with
Construction
Certificate

Guidelines for
Vehicular Access
Application
NSC Performance
Guide
NSC
Infrastructure
Specification
Manual

References











Bonds may be held until expiry
of defects period.

Since the footpath work will
revert to Council’s ownership,
Council requires all works to be
constructed to Council’s
specifications.

Council is authorised to issue a
stop work order, if the work is
not in accordance with
approvals or is considered
unsafe.

Application is lodged with the
Principal Certifying Authority
who approves work for
construction

Provide enough concept design
details to demonstrate that the
footpath concept complies with
Council’s standards and is fit-forpurpose.

Comments
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20.5.8 Matrix

Table B-20.3 comprises a Footpath Matrix which describes the process, pre-requisites and
references relating to the provision of footpaths.

Page 551

ATTACHMENT TO PDS01 - 13/05/13

Page 552

Draft North Sydney Development Control Plan 2012

Public Footpaths
in commercial,
mixed use and
residential areas

This is About

Public Infrastructure

Part

B

Page

B20-15

ATTACHMENT TO PDS01 - 13/05/13

Draft North Sydney Development Control Plan 2012
Public Infrastructure

20.6

PERMITTED ENCROACHMENTS

20.6.1 Introduction
Permitted encroachments refer to structures that are permitted to encroach from private
property onto the public property such as, but not limited to;


Awnings



Balconies



Sunblinds



Building signs



Decorative structures



Private security lighting



CCTV cameras



Special drainage structures

Elements encroaching within the public road reserve from private property may present a
potential risk of safety to the public and therefore a potential risk of legal claims to Council if
left unmanaged. Council has a duty to manage the risk and this is done by ensuring that the
applicant, proposing the encroachments, remains responsible for identifying the risks,
assessing the extent of the risks and undertakes to carry out all measures necessary to
mitigate the risk to an acceptable level as determined by a Risk Management Study.

20.6.2 How this sub-section is used
This sub-section of the DCP provides objectives and provisions to be applied when proposing
to apply for approval to install encroachments within public property. Refer to these when
intending to prepare information for lodging a development application or construction
certificate.

20.6.3 Objectives
O5

The objectives of this sub-section are to ensure encroachments from private property
onto the public property are safe for pedestrians and vehicular traffic, designed and
constructed to Council’s expectations and conserve the desirable characteristics of an
area.

20.6.4 Provisions
P1

P2

Encroachments from private property onto the public property should not:
(a)

Intrude into the amenity of the area by blocking access (both pedestrian and
vehicular).

(b)

Visually intrude or pollute a public area.

(c)

Be positioned dangerously.

(d)

Negatively impact on accessibility for disabled and visually impaired persons.

(e)

Compromise local character, conservation and heritage values of an area.

Design, location and construction encroachments should be to Councils expectations.

20.6.5 Monitoring and Maintenance
P1

Council may monitor encroachments to ensure that the public interest is maintained.

P2

It is the responsibility of the private property owner to maintain the encroachments in
a fit-for-purpose condition.
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P3

The private property owner may be required to hold and maintain professional
indemnity and public liability insurance noting Council’s interest, for the service-life of
objects encroaching on public property.

P4

Approvals for encroachments may be for a specific time period.

20.6.6 Procedures
Specific Requirements
P1

Approval to install encroachments on public property shall be by development consent.
Circumstances regarding encroachment from private property onto the public property
are site specific. Enquire with Council prior to making an application to determine
specific requirements.

General Requirements
P1

Council may require a dilapidation report to identify any defects present prior to
development commencing. Any defects found to exist on completion of development
that have not been identified in the dilapidation report, will be deemed to have
occurred as a consequence of development work and therefore, will be the liability of
the developer to re-instate at no cost to Council.

P2

Any breach of consent conditions may result in Council revoking the consent and use
any developer bond and security to restore the works and make the site safe.

P3

Private property owners should be aware of the possible need to enter a Deed of
Agreement or Lease with Council including indemnifying Council against relevant risks.

P4

Work must not be carried out in a public road or footpath unless consent has been
granted by Council (or other relevant roads authority) under section 138 of the Roads
Act 1993 and section 68 of the Local Government Act 1993. These are separate
approvals to development consent or a complying development certificate. Consult
with Council to determine if a permit is required.

20.6.7 Further Information
Contact Council’s Planning and Development Advisor for more information on 9936 8100.

20.6.8 Matrix
Table B-20.4 comprises a Permitted Encroachments Matrix which describes the process, prerequisites and references relating to permitted encroachments.

Part

B

Page

B20-17

B

Part

B20-18

Page

Permitted
encroachments

This is About
















The Process

 Give Council Notice

5. Start
construction

Detailed design
S.138 approval
Pay all fees and bonds
Certification as required

 PCA Ensures all
conditions of consent are
met






 Council assesses DA based
on details of the
encroachment submitted

 Survey details
 Concept Design
 Statement of Impact of
Stormwater

 NSC Performance
Guide
 NSC Infrastructure
Specification
Manual
 Industry Codes for
design and
construction

References

 This section of the
DCP
 Construction
Certificate

 Development
Consent
 BCA
 NSC Performance
Guide
 NSC Infrastructure
Specification
Manual

 This section of the
 NSC Performance
DCP
Guide
 Development consent  NSC Infrastructure
 s.138 of Roads Act
Specification
1993 (if Applicable)
Manual
 BCA
 Conditions of any
Deed of Agreement

 EP&A Act 1979
 Conditions of any
Deed of Agreement

 This section of the
DCP
 Development
Application Guides

Compliance with

TABLE B-20.4: Permitted Encroachments Matrix
Pre-requisite

4. Obtain
Construction
Certificate

Awnings
1. Lodge a
Balconies
Development
Sunblinds
Application
Building signs
Decorative
structures
Private security
lighting
CCTV cameras
Special drainage 2. Obtain
development
structures
consent
Installation of
electrical fittings
within private
property walls for
public use
Installation of
3. Lodge a
electrical fittings
Construction
within public walls
Certificate
for private
application
property use

Main activities

 A Construction Certificate must
be obtained before construction
may commence.

 IN order to minimise delay,
ensure that design information
provided in the application
complies with the development
consent.
 No work is permitted on public
property without a s.138 Permit
 Bonds are a security against damage
to Council Infrastructure

 In order to minimise delay the
applicant should ensure that the
Information provided in the
application is relevant, accurate and
fit-for-purpose and meets Council’s
performance expectations

 Provide enough information to allow
Council to assess the merit of the
proposal
 The Statement of Environmental
Impact must address the issues
raised in the checklist within the EP&A
Act

Comments
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20.7

BOUNDARY ALIGNMENT LEVELS

20.7.1 Introduction
Boundary alignment level (called alignment level) refers to the finished surface level at the
frontage of private property to a public road. Council provides alignment levels and the
applicant must include alignment levels with the information presented to Council in a
Development Application.
Council sets alignment levels to assist the property owner (developer) to establish:


Suitable vehicle access from a public road into private property.



Appropriate floor levels for a garage, carport or car-stand area.



Foundations for a front fence to development.



Service installation requirements.



Appropriate matching footpath levels.



Suitable roof water disposal from private development.



To suit access for the disabled and visually impaired.

Failing to comply with Council’s alignment levels may result in:


Unsatisfactory vehicle access to private property.



Floor level of car-stand area in private property being unsatisfactory.



Services to a development being laid at a level that may result in damage.



Level of boundary fences not complying with Council’s requirements.



Difficulty in providing access for the disabled and visually impaired.



Difficulty in draining roof water from a development.



Stormwater from the street or footpath entering private property.



Council issuing an order to rectify any unauthorised works, or in the case of
emergency works, to carry out rectification works at no cost to Council.

Conditions of the development consent and the approved construction certificate plans
establish the construction requirements of works associated with alignment levels. Noncompliance with the consent or the construction certificate may result in difficulty in
obtaining an occupation certificate. Rectification works required to gain compliance may be
expensive.
Where difficulty is experienced in providing vehicle access to private property, the designer
should arrange a meeting with Council to discuss the preferred design strategy.
On roads having a steep longitudinal fall along the footpath, difficulty may be encountered in
designing floor levels at doorways and entrances to car parks. This may particularly apply to
disabled access. If unsure of how to interpret alignment levels to meet Council’s objectives,
consult with Council before proceeding with design.
Council is not responsible for any damage caused to utility services that may be damaged by
the applicant or its workers in meeting Council’s alignment levels objectives. The applicant
should obtain approval from the relevant utility service authority before doing any work likely
to damage the service.
Council may require a Dilapidation Report to identify any defects present prior to
development commencing. Any defects found to exist on completion of development that
have not been identified in the Dilapidation Report, will be deemed to have occurred as a
consequence of development work and therefore, will be the liability of the developer to reinstate at no cost to Council.
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20.7.2 How this sub-section is used
This sub-section of the DCP provides objectives and provisions to be applied when intending
to use alignment levels for a proposed development. Refer to these when intending to
prepare information for lodging a development application or construction certificate.

20.7.3 Objectives
O1

To provide safe and fit-for-purpose finished surface levels at any boundary of private
development, which have a road with kerb and gutter, able to meet Council’s
objectives by specifying a consistent standard of design.

O2

To ensure minimal risk of injury to people and damage to property.

O3

To provide a uniform standard of construction for vehicular access to private property.

O4

To provide an awareness of alignment levels when determining appropriate floor levels
for car-stand areas within private property.

O5

To protect public utility services by providing appropriate alignment levels.

O6

To protect property located on the low side of roads from the effects of stormwater
run-off.

20.7.4 Provisions
P1

Alignment levels are based on Council’s standard footpath gradients, vehicle access
limitations and footpath levels at adjoining properties.

P2

Residential floor levels and car-stand floor levels within buildings and private property
should be designed to alignment levels provided by Council.

P3

Alignment levels should:
(a)

Determine footpath shape.

(b)

Govern floor level at door entrances.

(c)

Provide access for vehicles and pedestrians without the risk of damage to
vehicles and property and injury to people.

(d)

Provide suitable access for disabled and visually impaired pedestrians.

(e)

Enable roof water from private property to be piped under the footpath to the
street.

(f)

Be uniform with front boundary levels of existing adjoining properties and with
existing footpath levels in the public road (where applicable).

P4

Property located on the corner of two intersecting public roads may require alignment
levels for both frontages of the property.

P5

Council is authorised to fix the levels of a public road or vary the existing levels of a
public road (including at the alignment with the boundary of private property) subject
to meeting particular requirements. Council is also authorised to regulate the levels
within private property for the purpose of meeting the above described objectives.

20.7.5 Monitoring and Maintenance
P1

Applicant is required to give Council 48 hours notice prior to carrying out works that
are impacted by alignment levels.

P2

If a bond applies, Council must inspect the completed work for compliance with the
alignment levels before returning any bond.

P3

Construction work in private and public property is checked for compliance by an
accredited engineer. Compliance is issued subject to all works meeting the conditions
of consent and the construction certificate. Any defective work must be made good
before for compliance is issued.
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P4

Council or its agent is authorised under the provisions of the Local Government Act
1993, after giving reasonable notice (or without notice in the case of an emergency),
to inspect the work for the purpose of compliance and rectify any work found to pose a
risk of injury to persons(s) or damage to property.

P5

The owner of the subject property is responsible for any inconvenience or damage
caused to any other property or injury to people resulting from a failure to observe the
alignment level requirements.

20.7.6 Procedures
P1

Council issues alignment levels. An application for alignment levels can be made at
Council’s Customer Service Centre.

P2

Council issues a development consent subject to information contained in the
application complying with the requirements of the alignment levels.

P3

The principal certifying authority (PCA) issues a construction certificate subject to the
information contained in the application complying with the requirements of the
development consent.

P4

Prior to issuing a construction certificate all fees, bonds, securities must be paid and a
Street Opening Permit obtained (if applicable).

P5

On completion of construction, the applicant may apply for a refund of any outstanding
bond (if applicable).

P6

An occupation certificate is issued after completion of construction subject to the
applicant demonstrating by survey that all work relevant to alignment levels has been
completed in accordance with the development consent. An “as built drawing” may be
required to be supplied by the applicant to confirm the adequacy of relevant work.

P7

Work must not be carried out in a public road or footpath unless consent has been
granted by Council (or other relevant roads authority) under s.138 of the Roads Act
1993 and s.68 of the Local Government Act 1993. These are separate approvals to
development consent or a complying development certificate. Consult with Council to
determine if a permit is required.

20.7.7 Further Information
For more information about design and construction of vehicular access and associated
details regarding permits, fees and charges consult with Council and refer to:
(a)

North Sydney Council Performance Guide.

(b)

North Sydney Council Infrastructure Specification Manual.

20.7.8 Matrix
Table B-20.5 comprises a Boundary Alignment Levels Matrix which describes the process,
pre-requisites and references relating to boundary alignment levels.
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The Process

 Disabled access

 Roof water
disposal under
footpath

 Footpath levels

 Boundary fence

 Floor level for a
garage, carport,
or car-stand area

 Vehicular access

 Submit information
required by the
development consent
 Give Council Notice

5. Start
construction

 Certification as required

 Pay all fees and bonds

 S.138 approval

 Detailed design

 Council assesses DA based
on details of the alignment
levels

 NSC Performance
Guide

 Industry Codes for
design and
construction

 NSC Infrastructure
Specification
Manual

 NSC Performance
Guide

References

 NSC Performance
Guide
 NSC Infrastructure
Specification
Manual

 This section of the
DCP
 Construction
Certificate

 BCA

 Development
Consent

 BCA

 Development consent  NSC Infrastructure
Specification
 s.138 of Roads Act
Manual
1993

 This section of the
DCP

 EP&A Act 1979

 Development
Application Guides

 Survey details
 Consider boundary
alignment levels when
preparing the concept
design

 This section of the
DCP

Compliance with

 Application for alignment
levels

Pre-requisite

TABLE B-20.5: Boundary Alignment Levels Matrix

4. Obtain
Construction
Certificate

3. Lodge a
Construction
Certificate
application

2. Obtain
development
consent

Boundary alignment 1. Lodge a
levels are used to
Development
establish:
Application

Main activities

 A Construction Certificate must
be obtained before construction
may commence.

 PCA ensures that all consent
conditions are met

 Bonds are a security against damage
to Council Infrastructure

 No work is permitted on public
property without a 138 Permit

 Provide enough detailed design
information to show that work can
be built as per development consent
conditions

 In order to minimise delay the
applicant should ensure that the
information provided in the
application is relevant, accurate and
fit-for-purpose and meets Council’s
DCP objectives and controls

 The Statement of Environmental
Impact must address the issues
raised in the checklist within the EP&A
Act

 Provide enough information to allow
Council to assess the merit of the
proposal

Comments

ATTACHMENT TO PDS01 - 13/05/13

Draft North Sydney Development Control Plan 2012
Public Infrastructure

Page 559

ATTACHMENT TO PDS01 - 13/05/13

Page 560

Draft North Sydney Development Control Plan 2012
Public Infrastructure

[THIS PAGE IS INTENTIALLY BLANK]

Part

B

Page

B20-23

