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D7: HIGHWAY EMPLOYMENT LANDS  
Application  
 
Section D7 applies to land highlighted in Figure 190 below.  
 

 
Figure 190: Land subject to Section D7 

Purpose 

These provisions supplement the General and the Development Specific (Industrial 
Development) Provisions of Port Macquarie Hastings DCP 2019 by providing additional guidance 
for development of the subject site. 

Applicable Environmental Planning Instruments 
Port Macquarie-Hastings Local Environmental Plan 2011. 
 

Contributions Plans 
1. Port Macquarie-Hastings Council S7.12 Levy Contributions Plan 2007. 
2. Port Macquarie-Hastings Development Servicing Plan: Water Supply Schemes 2006 
3. Port Macquarie-Hastings Development Servicing Plan: Sewerage Services 2005 
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D7.1: FERNBANK PARK EMPLOYMENT LANDS  
 
This section applies to land highlighted below in Figure 191. 
 

 
Figure 191: Fernbank Park employment lands 
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Figure 192: Key site elements 

Strategic Context  

The zoning of the site provides for approximately 23 hectares of industrial and 50 hectares of 
environmental lands, including buffers and precinct-scale stormwater management/detention.  
The zoning was informed by a concept subdivision layout submitted by Hopkins consultants, on 
behalf of the landowner.  A visual representation of the key site elements is shown at Figure 192. 
 
The concept is based on excluding environmental areas from development, together with visual 
and landscape screening of the industrial footprint from the highway overpass service road to the 
west; and from Thrumster Street to the south. 
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An internal perimeter road is provided to allow adequate access by industrial traffic and benefits 
relating to the management of bushfire hazard and environmental edge effects.  Access to all 
industrial is via the internal road network with no direct access from the overpass service road or 
Thrumster Street. 
 
The concept provides for landscape screening of industrial lots along Thrumster Street and noise 
attenuation to the adjoining residential area by appropriate building and site design.  Vegetated 
buffers to the north are maintained in environmental lands. 
 
The concept also provides for on-site stormwater facilities to manage post- development flows 
from individual lots in addition to precinct-scale facilities to manage runoff from road reserves. 
 
The objectives of these provisions are: 
 

1. To minimise potential for visual and amenity impacts; 
2. To provide for appropriate establishment and management of environmental lands; 
3. To provide for an appropriate internal road layout. 
4. To ensure adequate environmental safeguards to minimise the likelihood of potential for 

any adverse impact from the development. 
 

Development Guide 

Visual and Environmental Amenity 
294. Objective  

• To identify certain land suited for development as a gateway to the Employment Lands. 

Development Provisions  
a) Development of land at the intersection of the highway overpass service road and entry 

to Fernbank Park should be designed to create a distinctive, recognisable gateway entry 
to the site. Plans for subdivision should include landscaping of the public domain entry 
and plans for co-ordinated estate signage. 

 

295. Objective  

• To minimise the visual impact of industrial development as viewed from the highway 
overpass service road and Thrumster Street road reserve. 

Development Provisions 
a) Industrial development is to be screened from the highway overpass service road and 

Thrumster Street road reserve through landscaped buffers to a minimum depth of 5.0 
metres and to include mounding and canopy trees to limit the visual impact of 
development. 

b) Trees are to be selected from those that are indigenous to the area and are to be planted 
at the time of subdividing the land. 

c) Design details to be provided with the DA for approval at the time of subdividing the site, 
or land use, whichever occurs first. 
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Figure 193: Road hierarchy 

Native Vegetation and Habitat Areas 
296. Objective  

• To protect, maintain and enhance significant vegetation communities, habitat areas and 
wildlife corridors for the purpose of preserving natural habitat and enhancing both the 
character of the local landscape and the amenity of the developed area. 

Development Provisions  
a) A Vegetation Management Plan (VMP) is required for all environmental lands for approval 

prior to issue of a Construction Certificate for earthworks, subdivision and/or building 
works, whichever occurs first. 

b) Approved VMP works are to be completed to Council’s satisfaction prior to the issue of 
the subdivision or building construction certificate. 
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Roads, Access and Transport 
297. Objective  

• To provide for an internal road network comprising a safe and convenient system of vehicle, 
pedestrian and cycleway accesses for all users. 

Development Provisions  
a) The subdivision design is to reflect the road hierarchy in Figure 193 and cater for an 

efficient bus route and a combination of on- road and off-road pedestrian and cycleways. 

b) Industrial lots are to be designed to obtain access from the internal road network.  Direct 
lot access to the overpass service road and the Thrumster Street road reserve will not be 
permitted. 

 

298. Objective  

• To mitigate against the potential for environmental conflict and degradation at the industrial 
interface. 

Development Provisions  
a) The perimeter road between the industrial footprint and environmental lands is to be 

designed to control the industrial interface to manage potential conflicts of bushfire 
hazard, stormwater quality and environmental conservation. 

 

Stormwater Management 
299. Objective  

• To control and manage all stormwater flows generated as a result of development and 
ensure incorporation of Water Sensitive Urban Design techniques in the development design 
to minimise reliance on reticulated water. 

Development Provisions  
a) Industrial development is to incorporate water sensitive urban design (WSUD) elements 

in the treatment train including: 

− Source control via rain gardens and permeable pavements at a minimum size of 
2.5% of the gross lot area, 

− Conveyance treatment via vegetated swales and bio-retention trenches, 
− End of line treatment via gross pollutant traps and bio-retention systems, 
− Precinct-scale stormwater treatment systems within SP2 zoned lands to treat runoff 

from public roads. 

b) Detailed design of the WSUD elements is to be undertaken in accordance Council's 
Design Development Specification for Stormwater Drainage D5 and D7 and Hopkins, 
Water Sensitive Urban Design Strategy, Nov 2012. 

 

Bushfire Hazard 
300. Objective  

• To ensure bushfire hazard is adequately managed. 
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Development Provisions  
a) A perimeter road is to be provided generally in accordance with the location in Figure 192 

and outside of Zones E2 Environmental Conservation and E3 Environmental 
Management. Internal road layout to provide for evacuation routes in major bushfire 
events. 

 

301. Objective  

• To ensure Aboriginal archaeological values are respected in the design of development and 
in the development process. 

Development Provisions  
a) Prior to any earthworks, clearing works, or excavation works, an inspection of the 

proposed development site is to be undertaken by an Aboriginal Cultural Sites Officer 
from the local Aboriginal Land Council and a report on the site inspection is to be 
obtained. 

b) If any Aboriginal artefact(s) are discovered during earthworks, subdivision and or building 
works, all work in the vicinity of the site is to immediately stop and the discovery reported 
to the Department of Planning, Industry and Environments Biodiversity and Conservation 
Division (BCD) in accordance with the provisions of the National Parks and Wildlife Act 
1974. 

c) If discovered, artefact(s) should be moved under an approved Aboriginal Heritage Impact 
Permit to a location outside the impact area but within Lot 101 DP1106752, in 
consultation with the relevant Aboriginal stakeholders and BCD. 

d) If a scarred tree is located during site works or development, all works are to immediately 
stop in the vicinity of the tree, the area cordoned off and contact made with the BCD, a 
suitably qualified archaeologist and the relevant Aboriginal stakeholders so that the site 
can be appropriately assessed and managed. 

 

Industrial Land Adjoining Sensitive Land Uses 
302. Objective  

• To ensure adequate noise attenuation of industrial development, where required, adjoining 
the southern site boundary. 

Development Provisions  
a) DAs for industrial development adjoining the southern site boundary are to be 

accompanied by noise impact assessment carried out by a suitably qualified person to: 

− Determine the noise reduction required to achieve suitable levels for the proposed 
industry (if any); 

− Design and incorporate any necessary noise mitigation measures to demonstrate 
achievement of acceptable noise levels at sensitive receivers, including visual detail 
of how the proposal integrates into the existing locality; 

− Provide justification for any proposed acoustic treatment(s), based on site 
characteristics and the nature and intensity of the proposed use; an 

− Demonstrate consideration of attenuation strategies of like industries with similar 
sites and requirements for noise reduction. 
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Electricity and Telecommunications 
303. Objective  

• To ensure that satisfactory arrangements are made with servicing authorities. 

Development Provisions  
a) Arrangements are to be made with local service authorities for the provision of 

underground power and telecommunications to all industrial lots prior to release of the 
first subdivision construction certification for development of Lot 101 DP1106752. 
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D7.2: SANCROX EMPLOYMENT LANDS  
This Section applies to the land highlighted in Figure 194 below.  
 

 
Figure 194: Land subject to Section D7.2 

304. Objective  

• To establish the role of the Sancrox Employment Lands as an important employment 
generator to provide for a range of new business and industrial opportunities to meet 
immediate and longer term employment demand. 

• To minimise the potential for any detrimental impact of development of the Employment 
Lands through careful site planning and the provision of adequate environmental safeguards. 

• To maximise retention of endangered ecological communities, potential koala habitat and 
strategic wildlife corridor links to surrounding populations and forest areas. 

• To provide for an appropriate road hierarchy within the site to ensure that development does 
not adversely affect the function, efficiency and safety of the surrounding road network, 
particularly Sancrox Road and the Pacific Highway; 

• To ensure that development proposed adjacent to the Pacific Highway, Sancrox Road and 
rural-dwellings is compatible on both visual and operational grounds;  

• To ensure the orderly provision of services and infrastructure to meet the needs of future 
development. 
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Strategic Context 

A Local Environmental Study (LES) for the Sancrox Employment Lands was prepared by Blueprint 
Planning Consultants having regard to extensive studies of the site and its locality.  These 
studies, together with additional investigations included: 
 

• Road network analysis 

• Buffer area assessments to adjoining quarry and rural dwellings; 

• Flora and fauna survey 

• Precinct land use analysis; 

• Archaeological/heritage assessment;  

• Flooding and stormwater drainage analysis; 

• Land contamination assessment;  

• Bushfire hazard risk assessment; 

• Geotechnical (land slope) constraints analysis 

• Visual analysis;  

• Utility strategies for reticulated sewer services and water supply; and 

• Consideration to social and economic impacts. 

 

Structure Plan 
The LES includes a Structure Plan that provides for approximately 70 hectares of industrial and 
30 hectares of environmental lands, including buffers and stormwater drainage.  A visual 
representation of the key elements of the Structure Plan is at Figure 195. 
 
The Structure Plan is based on the concept of excluding environmental areas from development, 
together with visual and landscape screening along the Pacific Highway, Sancrox Road and rural 
dwellings to the south and east.   
 
The traffic network is designed to cater for approximately 1,835 workers generating about 2,200 
vehicle trips during the afternoon peak.  The concept road layout incorporates the RTA’s longer-
term Pacific Highway overpass access strategy and wherever possible, allows for separation of 
the industrial footprint from adjoining forest areas. 
 
A flood encroachment study has established that the industrial footprint is able to be filled 
without significant impact to surrounding properties, subject to on-site detention of stormwater to 
manage post-development flows in the north; in addition to a drainage reserve in the south, to 
contain all post development 1% AEP flooding plus Climate Change extents to manage localised 
flooding. 
 
The concept subdivision layout provides for lots backing onto the Sancrox Quarry to enable 
screening and noise attenuation by appropriate building design and siting.  Internal access roads 
are located a minimum of 100 metres from the eastern and northern Quarry site boundaries.   
 
A VPA between Council and the landowners has been entered into to ensure that all land affected 
by the quarry buffer to the north is able to be excluded from industrial development for up to 7+ 
years to allow for the continued extraction of the resource adjacent to this boundary. 
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Seven (7) Sub Precincts (see Figure 196) are suggested across the site to facilitate a range of 
opportunities for colocation of like industry with similar levels of impact.  The advantages of 
clustering businesses and industries with similar impacts relates to reduced likelihood for land 
use conflict and improved business synergies and efficiencies.  
 

Precincts 
The following are the Sub Precincts and the desired future character for each of these: 
 
• Northern General Industrial - for a range of future general industrial uses including heavy 

industry, manufacturing and construction related industries, being located furthest from rural 
residential areas.  

• North-western Warehousing - for warehousing and non‐hazardous storage facilities, given 
location next to the transport and logistics Sub Precinct 3a and higher level bushfire hazard 
to the west. 

• North-eastern Transport and Logistics - trucking and transport related businesses providing a 
large relatively flat development site. 

• Central General Industry - for a range of general industry and industrial businesses 
associated with the quarry resource.  

• Entrance Light Industry - being highly visible to passing highway traffic, development will 
require careful and appropriate building, landscape and signage design to ensure an 
attractive and impressive statement of the Employment Lands. 

• Southern Light Industry - this Sub Precinct is the flattest land in the Study Site and only 
minimal landscape works will be required to establish suitable development sites.  
Consideration needed to maintaining a satisfactory level of amenity for adjoining rural-
dwellings in Bushlands Drive. 

• Light Industry and Training Services - containing some of the steepest land in the Study Site, 
this Sub Precinct is on the entry road to rural-dwellings to the west and most exposed to view 
from passing traffic. This Sub Precinct will need to be developed with sensitive design and 
building layout to reflect the constraints of slope and noise minimisation. Appropriate uses 
are light industry and support services such as workers’ personal services/facilities and 
industry-related training and educational facilities.  
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Figure 195: Sancrox Employment Lands Structure Plan 
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Figure 196: Sancrox Employment Land Sub Precincts 
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Development Concept Plan and Staging 
The development concept is based on a number of fundamental principles that should guide all 
development of the site.  These include: 
 

• Protection and continued operation of the adjoining Sancrox Quarry;  

• Exclusion of environmental areas from the development footprint; 

• Safe and efficient access to the Pacific Highway and Sancrox Road via an appropriate 
internal road network; 

• Screening of development adjacent to the Pacific Highway and Sancrox Road;  

• Protection of a satisfactory level of existing rural amenity for residents of nearby 
dwellings; and 

• Utilisation of existing infrastructure, or staged infrastructure upgrading, to provide the 
most cost efficient development servicing having regard to demand and take-up rates. 

 
Development is to occur in stages in response to: 
 

• The need to defer development of land adjoining the northern boundary of the adjoining 
Sancrox Quarry until such time as the quarry resource is fully extracted; 

• The need to maintain and establish koala habitat in response to the development; 

• The need for the early establishment of highway visual screen buffers, as well as noise 
mounds and barriers on the southern edge of the Employment Lands. 

• The need to enable roads, sewer and water service infrastructure to be progressively 
developed in a cost efficient and effective manner; and 

• The need for stormwater discharge from all stages of the development to meet the 
prescribed runoff quality/quantity requirements whilst also ensuring that the public 
stormwater drainage infrastructure is progressively developed in a cost efficient and 
effective manner in accordance with current industry best practice. 

 
A staging and sequencing plan is to be submitted for Council’s approval with the DA for the first 
stage of subdivision, or building construction (whichever occurs first).   
 
The plan is to assess the capacity of existing water, sewer, stormwater and road infrastructure 
and provide details of proposed interim arrangements to enable early development of part of the 
site.  Agreement to any staging and sequencing plan will be subject to Council being satisfied that 
other landowners will not be disadvantaged by the staging proposal. 
 

Development Guide 

Ecology 
305. Objective  

• To promote high quality development and achieve an attractive and viable neighbourhood 
shopping and tourist precinct, by design guidelines and a development strategy, which 
includes street landscaping, pedestrian crossovers on Ocean Drive to link the shopping 
precinct with the foreshore reserve and kerb-side parking and setting a design theme, which 
will unify and identify the precinct. 
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Development Provisions  
a) All environmental lands that are proposed to be dedicated to Council require lodgement 

of a Vegetation Management Plan (VMP) with the DA at the subdivision or building stage, 
whichever occurs first.  Establishment of approved VMP works shall be completed to 
Council’s satisfaction prior to the issue of the subdivision or building construction 
certificate. 

b) For all other environmental lands not covered by a VMP, weed control and management 
is to be carried out by persons suitably qualified in bushland regeneration, or as approved 
by Council in accordance with a condition of DA consent. 

 

306. Objective  

• To encourage movement of koalas from the east to higher value vegetation in the west of the 
site. 

Development Provisions  
a) Koala proof fencing and food tree planting is to be provided along the northern boundary.  

Details to be provided at the time of subdividing the land or building works, whichever 
occurs first. 

 

307. Objective  

• To ensure that development of the site provides for protection and rehabilitation of important 
habitat areas and maintenance of native vegetation generally. 

Development Provisions  
a) Threatened species and SEPP 44 assessments are to be undertaken at the subdivision 

or building DA stage, whichever occurs first, to assess the impact of the development and 
any proposal to clear native vegetation including old growth trees and any trees with 
hollows. 

b) Landscape plantings and street trees are to be in accordance with Council’s Street 
Planting List and AUS-SPEC Design Specifications. 
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Figure 197: EECs, old growth trees and wildlife corridors 

Water Quality 
308. Objective  

• To ensure that water quality enhancement systems are designed and constructed in 
accordance with relevant legislation. 

Development Provisions  
a) A Stormwater Management Strategy prepared by a certified practicing engineer in 

accordance with Council’s AUS-SPEC Design Specifications and Martens Concept Water 
Cycle Management Strategy (Apr 2010) at Appendix 3 to the Sancrox Employment Lands 
LES, is to be submitted with any DA for subdivision or building works, whichever occurs 
first. 

 

309. Objective  

• To control and manage all stormwater generated as a result of land development. 

Development Provisions  
a) All industrial lots are to be provided with on-site stormwater detention facilities compliant 

with the volume and discharge recommendations of the Martens Concept Water Cycle 
Management Strategy. 
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310. Objective  

• To ensure incorporation of Water Sensitive Urban Design techniques on site and building 
design to minimise reliance of reticulated water. 

Development Provisions  
a) All industrial lots are to be provided with on-site rain gardens at a minimum size of 2.5% 

of the gross lot area.  Rain gardens shall be designed and constructed as per Council’s 
AUS-SPEC Design Specifications and Martens Concept Water Cycle Management 
Strategy. 

b) All industrial lots are to be provided with a minimum 10 KL rainwater tank.  All roof water 
shall be directed to the rainwater tank and tank overflows directed to the lot rain garden. 

c) All site discharge, including hardstand areas and outflows from the on-site rain garden is 
to be directed to the on-site detention. 

d) Water quality treatment devices are to be located upstream of EECs to ensure water 
quality targets are achieved for water entering these areas. 

e) All road pit and pipe drainage is to be designed to drain to trash racks followed by bio-
retention swales sized at 5% of pavement catchment area contributing to flow at the 
point of discharge.  Swale locations and design detail to be provided at the subdivision 
DA stage. 

f) End of line bio-filtration systems designed to treat stormwater runoff from the road 
reserves are to be provided prior to discharge to local watercourses generally in 
accordance with the locations shown in Figure 198. 

 

 
Figure 198: Recommended water treatment locations 
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Flood Liable Land 
311. Objective  

• To guide the development of flood prone land within the Employment Lands  

Development Provisions  
a) All development is to be located outside of the 1% AEP flood extent plus climate change 

flood level, except for land at the Sancrox Road/Pacific Highway intersection which has 
been assessed as capable of being filled for industrial development without significant 
adverse impact.   

b) A minimum width riparian/stormwater drainage corridor is to be provided for riparian 
function and to accommodate flood flows and access for future maintenance, generally 
in the location shown in Figure 199 (indicative cross section at Figure 200), with detailed 
design to be submitted at the subdivision or land use DA stage, whichever occurs first.   

c) The riparian/stormwater drainage corridor is to include replating to Council’s satisfaction 
to provide some riparian function to the channel.  Details to be submitted at the 
subdivision or land use DA stage, whichever occurs first. 

 

312. Objective  

• To set aside appropriate areas to convey and/or store flood waters. 

Development Provisions  
a) The subdivision design is to incorporate drainage reserves to accommodate overland flow 

paths.  
Note: All roads are to be designed to the 1% AEP plus climate change flood level.  

 

 
Figure 199: Land capable of being filled and indicative riparian/stormwater drainage corridor 
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Figure 200: Indicative cross section for riparian/stormwater drainage corridor 

 

Land Stability and Soils 
313. Objective  

• To set aside appropriate areas to convey and/or store flood waters. 

Development Provisions  
a) Investigations to determine groundwater levels are to be undertaken for the lower 

elevations on the southern side of Sancrox Road to determine any limitations for 
development and associated roadwork, excavations, water quality control facilities, or 
other infrastructure construction.   

b) Fill in excess of 0.5m is to be suitably engineered to ensure good stability, compaction 
and water exclusion and/or drainage. Placement of fill is to be in accordance with Council 
AUS-SPEC guideline C213-Earthworks and Australian Standard 3798 Guidelines on 
Earthworks for Commercial and Residential Developments 1996. 

c) Where cut and fill is proposed to exceed 1.0m for land mapped as “Medium Land Hazard 
Risk” in Figure 201 below, specific slope instability assessment and sub-surface 
investigations are to be undertaken.   

d) Development requiring excavation is to include batter slope design based on assessment 
of excavated rock and careful design of drainage behind retaining structures and under 
roads. As a guide refer to the Preliminary Geotechnical Constraints Assessment 
undertaken by Martens (Oct 2009) at Appendix 5 to the Sancrox Employment Lands LES. 

e) Retaining structures greater than 0.75m high are to be designed and inspected by a 
suitably qualified engineer. 

f) Top soil is to be stripped and stockpiled for future landscaping purposes.  If subsoils are 
to be reused as engineered fill, laboratory analysis is to be undertaken to determine 
suitability for re-use. 

g) Plans indicating the existing and final landform are to be submitted at the building DA 
stage. 
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Figure 201: Land hazard risk zones 

Land Contamination 
314. Objective  

• To implement measures to mitigate against the potential for risk posed by contaminated land 
to human health and the environment. 

Development Provisions  
a) When bitumen tanks and or stored spare parts are removed from Lot 30 and part Lot 31 

DP 255774, a preliminary site investigation is to be carried out by a suitably qualified 
person to determine if any remediation works are required in accordance with Council’s 
Contaminated Land Policy and SEPP 55 – Remediation of Land. 

 

Quarry Operational Impacts 
315. Objective  

• To ensure the long-term life of the Sancrox Quarry will not be compromised by development 
of industrial sites on adjoining land. 

Development Provisions  
a) Development of land shown as “subject to acoustic controls” on the Acoustic Controls 

LEP Map, is to comply with clause 7.9 of PMH LEP 2011. 
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316. Objective  

• To allow for the operators of the Sancrox Quarry to continue blasting operations adjacent to 
the northern quarry boundary until such time as the resource is extracted. 

Development Provisions  
a) Development within the 125dB(L) overpressure contour or within the 25mm/s vibration 

contour from the existing Sancrox Quarry, as shown in Figure 202 is not permitted for a 
period of 5 to 7+ years in accordance with the Sancrox Employment Land and Quarry 
Agreement. 

 

317. Objective  

• To ensure appropriate noise attenuation measures are incorporated into building design and 
site layout for industrial development adjoining the Sancrox Quarry. 

Development Provisions  
a) A noise impact assessment of development proposals for non-industrial proposals 

affected by the 70dB(A) contour and all development proposals affected by the 75dB(A) 
contour from the existing Sancrox Quarry and crushing plant, is to be provided with the 
DA to demonstrate suitable building design and siting to achieve acceptable noise levels 
within and without the industrial development to the noise source.  Such to be prepared 
by a suitably qualified acoustic engineer. 

 

318. Objective  

• To enable adequate screening and noise attenuation of industrial development adjoining the 
Sancrox Quarry by appropriate lot layout, building siting and design  

Development Provisions  
a) All new internal access roads (as described over page) are to be sited a minimum 

distance of 100 metres from the eastern and northern Quarry site boundaries 

b) Development, including car parking and staff recreation areas, are to be oriented to 
address the street, with solid barriers (eg high walls of buildings) to be located adjacent 
to the Quarry site boundaries to assist in noise reduction. 

 

319. Objective  

• To minimise the potential for future land use conflict 

Development Provisions  
a) Dust sensitive land uses (eg spray painting workshops, photographic studios, fabric 

manufacturing, carwash premises) are not to locate on land adjoining the Sancrox 
Quarry. 

 

320. Objective  

• To maximise opportunity to win extractive resources. 

Development Provisions  
a) Prior to industrial development of land, consider the ability to win any extractive resource 

within industrial zoned land. 
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Figure 202: Quarry buffers (noise, blasting and vibration) 

Roads, Access and Transport 
321. Objective  

• To ensure appropriate noise attenuation measures are incorporated into building design and 
site layout for industrial development adjoining the Sancrox Quarry. 

Development Provisions  
a) The subdivision design is to reflect the road hierarchy in Figure 203 and cater for an 

efficient bus route and a combination of on-road and off-road pedestrian and cycleways. 

b) All new internal access roads that will revert to public road reserve, are to be designed in 
accordance Figure 205 and Figure 206. 

c) Where industrial land fronts onto Sancrox Road, an internal access road is to be 
provided.  Direct lot access to Sancrox Road will not be permitted.   

 

322. Objective  

• To mitigate against the potential for environmental conflict and degradation at the industrial 
interface. 

Development Provisions  
a) Perimeter roads between the development footprint and environmental lands are 

designed to control the industrial interface to manage potential conflicts of bushfire 
hazard, stormwater quality and environmental conservation. 
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Figure 203: Road hierarchy 

 
Figure 204: Transport networks 
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Figure 205: Industrial Road - Medium high traffic volume 

 

 
Figure 206: Industrial Road - low traffic volume 

 

 
Figure 207: Urban design treatment of industrial roads 

 

To provide large level industrial sites, the slope of 
the land will require careful road design and 
benching of sites at the time of subdivision.  
 
 
Cross Section 1  
Access to the high side of the road is at reasonable 
grade. The low side industrial lot is cut into the slope 
and terraced. Street trees and front setbacks 
provide shade and landscaped softening of the 
industrial area. 
 
 
Cross Section 2  
As the road level falls along its length, the high side 
is terraced and access to the low side becomes 
achievable at reasonable grade. 
 
 
Plan View  
Street trees frame the public domain, together with 
a minimum 7m setback containing terraced 
landscaped areas. Fences are setback behind the 
landscaped areas. Accesses are offset to account 
for the fall of the land. 
 
Note: Final design also to incorporate bio-retention 
swales sized at 5% of pavement catchment area (refer to 
previously specified Water Quality provisions). 
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Visual Amenity 
323. Objective  

• To identify certain land suited for development as a gateway to the Employment Lands. 

Development Provisions  
a) Buildings on future lots at the Pacific Highway/Sancrox Road intersection shall be 

designed by a suitably qualified architect to create a distinctive and recognisable gateway 
entry to the Employment Lands.  Detailed design plans, including proposed colours for 
buildings and signage are to accompany the DA for approval. 

 

324. Objective  

• To minimise the visual impact of industrial development as viewed from the southern visual 
catchment. 

Development Provisions  
a) Buildings adjoining the northern site boundary are to be designed to incorporate 

appropriate architectural features in order to provide variation to the façade and reduce 
the visual bulk and scale of the building in the landscape.  A visual impact assessment is 
to be submitted with the DA.   

b) The northern boundary is to be screened from adjoining properties.  Design details to be 
provided with the DA for approval at the time of subdividing the site, or land use, 
whichever occurs first. 

 

325. Objective  

• To minimise the visual impact of industrial development as viewed from the southern visual 
catchment. 

Development Provisions  
a) Site landscaping of industrial development in the north facing and elevated areas of the 

Employment Lands is to include horizontal landscaped strips in the locations indicated in 
Figure 209. In these areas of the site, plantings are to be in scale with the height and 
bulk of industrial development.  Alternative solutions may be considered on merit where 
consistent with the corresponding objective and based on detailed assessment at DA 
stage. 

b) The 10m wide strip of E3 zoned land adjacent to the Pacific Highway is to be densely 
vegetated or regenerated which-ever is applicable and fenced to provide a robust natural 
buffer to screen buildings, parking areas, loading areas and any other associated uses of 
the site from the adjoining Highway.  Trees are to be selected from those that are 
indigenous to the area and are to be planted at the time of subdividing the land. 

 

326. Objective  

• To minimise the visual impact of industrial development as viewed from the southern visual 
catchment. 

Development Provisions  
a) Landscaped buffers to a minimum depth of 5 metres are to be provided along both sides 

of Sancrox Road between the intersection of the Pacific Highway overpass link road and 
Bushlands Drive.   
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Figure 208: Highway view catchment 

 

 
Figure 209: Visual buffers and environmental zones 
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Southern Site Boundary Treatment 
327. Objective  

• To ensure development maintains a satisfactory level of existing amenity to residents of rural-
dwellings in Bushlands Drive to the south. 

Development Provisions  
a) At the time of subdividing land to the south of Sancrox Road (i.e. Lot 30 DP 255774), an 

acoustic treatment of the southern site boundary is to be provided in the location 
indicated at Figure 210 and in accordance with the design detail illustrated at Figure 211 
and Figure 212.  

b) DAs for building works adjoining the southern site boundary are to be accompanied by 
noise impact assessment modelling to:  

− Determine the noise reduction required to achieve suitable levels for the proposed 
industry (if any). 

− Provide justification for any proposed acoustic treatment(s), based on site 
characteristics and the nature and intensity of the proposed use. 

− Include reference to demonstrate consideration of attenuation strategies of like 
industries with similar sites and requirements for noise reduction.  

− Design and incorporate noise mitigation measures to demonstrate achievement of 
acceptable noise levels at sensitive receivers, including visual detail of how the 
proposal integrates into the existing locality. 

 

 
Figure 210: Acoustic fence location 
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Figure 211: Acoustic fence landscaping and treatment 

 

 
Figure 212: Acoustic fence landscaping and treatment 

 

Cultural Heritage 
328. Objective  

• To ensure development maintains a satisfactory level of existing amenity to residents of rural-
dwellings in Bushlands Drive to the south. 

Development Provisions  
a) If an Aboriginal site or relic is unearthed or discovered during excavation, all work in the 

vicinity of the site/relic is to be stopped and the find immediately reported to the 
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Department of Planning, Industry and Environments Biodiversity and Conservation 
Division in accordance with the provisions of the National Parks and Wildlife Act 1974. 

 

Sewer, Water, Electricity and Telecommunications 
329. Objective  

• To ensure development maintains a satisfactory level of existing amenity to residents of rural-
dwellings in Bushlands Drive to the south. 

Development Provisions  
a) All lots must be connected to essential services (water, sewer, electricity and 

telecommunications) with capacity to accommodate the demands generated by proposed 
industrial development.  Any proposal that requires a greater service capacity than is 
currently provided will need to be upgraded, at the expense of the developer, prior to the 
issue of a Subdivision Certificate.   

 

330. Objective  

• To ensure that satisfactory arrangements are made with servicing authorities. 

Development Provisions  
a) Arrangements are to be made with local service authorities for the provision of 

underground power and telecommunications to all industrial development.   
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D7.3: BIRDON MARINE WEST  
This Section applies to the land highlighted in Figure 213 below.  
 

 
Figure 213: Land subject to Section D7.3 

Strategic Context  

The zoning of the site provides for approximately 3.7 hectares of working waterfront industrial 
and 2,100 sqm of rural transition lands for buffers and screening to adjacent rural-dwellings in 
Glen Ewan Road.  The zoning was informed by a concept plan submitted by Land Dynamics 
consultants, on behalf of the landowner. 
 
The concept provides for landscape screening along Glen Ewan Road, as well as vegetated areas 
to the north, east and west to screen development from the Pacific Highway corridor (existing & 
proposed), as well as the Hastings River. 
 
An existing internal access road provides connection to the waterfront on land adjoining to the 
east. 
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The landowners have entered into a Planning Agreement with Council to ensure that no 
development of the site occurs before construction of the new Pacific Highway upgrade to the 
west, or otherwise, upgrade of the existing Pacific Highway/Glen Ewan Road intersection. 
 
The concept also provides for on-site stormwater facilities to manage post-development flows 
and runoff from the internal road network. 
 
The objectives of these provisions are: 
 

1. To minimise potential for visual and amenity impacts 

2. To ensure adequate measures are in place to minimise the likelihood of potential for any 
adverse impacts from the development to adjoining/adjacent residents, and 

3. To provide for direct access to the waterfront from the subject land. 

 

Development Guide 

Visual Amenity 
331. Objective  

• To minimise the visual impact of working waterfront industrial development as viewed from 
the existing and future upgraded Pacific Highway, the Hastings River and Glen Ewan Road. 

Development Provisions  
a) Working waterfront industrial development is to be screened from the existing and future 

upgraded Pacific Highway and the Hastings River through landscaped buffers to a 
minimum depth of 5m.  Such to include mounding and canopy trees to limit the visual 
impact of development. 

− Trees are to be selected from those that are indigenous to the area and are to be 
planted at the time of developing the land. 

− Design details to be provided with the DA for approval prior to issue of a Construction 
Certificate for earthworks, subdivision and/or building works, whichever occurs first. 

b) The strip of RU6 Transition zoned land (generally 10m wide) adjacent to Glen Ewan Road 
is to be densely vegetated or regenerated, whichever is applicable; and fenced to provide 
a robust natural buffer to screen buildings, parking areas, loading areas and any other 
associated uses of the site from adjoining rural dwellings. 

− Approved screen planting works are to be completed to Council’s satisfaction prior to 
the issue of the subdivision or building occupation certificate. 

c) Acoustic fences or noise barriers are not to be used in visually prominent areas of the 
site, with noise attenuation to be achieved through building design measures. 

d) Landscaping of flood mounds adjacent to the existing Pacific Highway is to be designed 
and assessed at regrading and fill stage; and established prior to issuing of subsequent 
approvals for any subdivision, buildings and or structures. 

e) Landscape treatment required in (a) and (b) above should be devoid of signage. 

 

332. Objective  

• To minimise the visual impact of working waterfront industrial development as viewed by the 
travelling public from the existing and future upgraded Pacific Highway. 
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Development Provisions  
a) Buildings adjoining the Hastings River are to be oriented and designed using appropriate 

materials and colours to limit any visual impact from public land and waters surrounding 
the site.  A visual impact assessment is to be submitted with the DA. 

 

Working Waterfront Industrial Land Adjoining Sensitive Land Uses 
333. Objective  

• To ensure adequate noise, air quality and external lighting attenuation of working waterfront 
industrial development to adjoining and adjacent rural-dwellings. 

Development Provisions  
a) DAs for working waterfront industrial development are to be accompanied by noise 

impact assessment carried out by a suitably qualified and experienced person to: 

− Determine the noise reduction required to achieve reasonable levels for the proposed 
industry (if any) in accordance with the provisions of the NSW Industrial Noise Policy, 
Environment Protection Authority 2000; 

− Design and incorporate any necessary noise mitigation measures to demonstrate 
achievement of acceptable noise levels at sensitive receivers, including visual detail 
of how the proposal integrates into the existing locality; 

− Provide justification for any proposed acoustic treatment(s), based on site 
characteristics and the nature and intensity of the proposed use; and  

− Demonstrate consideration of attenuation strategies of like industries with similar 
sites and requirements for noise reduction. 

b) Windows, doors and other wall openings should be arranged to minimise noise impacts 
on adjoining/adjacent rural-dwellings. 

c) External plant such as generators, air conditioning plant and the like should be enclosed 
to minimise noise nuisance and located away from adjoining/adjacent rural-dwellings. 

d) Prior to carrying out any development on the site, an air quality assessment is to be 
prepared by a suitably qualified and experienced person with reference to relevant 
legislation and guidelines, to demonstrate that development will be carried out in a way 
that prevents and/or mitigates any air pollution generated by the development and that 
all practicable measures are implemented to minimise any off-site odours and emissions 
generated by the development. 

e) External and security lighting should be directed and shielded to avoid light spillage to 
adjoining/adjacent rural-dwellings. 

f) Driveways should be arranged or screened to avoid headlight glare on windows of 
adjoining/adjacent rural-dwellings. 
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Waterfront Access 
334. Objective  

• To ensure direct waterfront access for development. 

Development Provisions  
a) Vehicular access arrangements are to be in place to guarantee access to the Hastings 

River via the adjoining land to the east (Lot 1 DP 225413) for any industry that requires 
direct waterfront access. 

− Such arrangements to be in place prior to issue of a Construction Certificate for 
earthworks, subdivision and/or building works, whichever occurs first. 

 
  


