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Streetw
all (2-6 storeys)

Streetw
all (8 storeys)

Legend

W
aterloo South B

oundary
W

aterloo Estate B
oundary

Private Sites

W
ithin W

aterloo South, streetw
alls define the public dom

ain and create 
the street level experience. The w

idth betw
een and height of streetw

all 
buildings defines the scale of the public dom

ain.

V
isual interest is achieved through scale, built form

 variation and character. 
M

odulated streetw
alls support a hum

an scale environm
ent. Key strategies 

include:

• 
Setting taller buildings back from

 the street edge to create a pedestrian 
scaled public dom

ain at key street frontages,

• 
Lim

iting m
axim

um
 streetw

all lengths,

• 
Providing consistent street w

all definition and;

• 
Supporting the street level experience through scale, variation and a 
m

ix of architectural responses.

The first 10 m
etres. Streetw

alls ranging 
in height from

 2 to 8 storeys define the 
public dom

ain and craft the street level 
experience
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A
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N
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A
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Fig. 7.5.1 Proposed streetw
alls
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B
lock Length

Facade Length
A

rticulation

Strategies include:
• 

Full height breaks to provide through site pedestrian links 
to publicly accessible courtyards and private courtyards

• 
D

ouble height through site pedestrian links into publicly 
accessible courtyards and private com

m
unal courtyards

• 
D

ouble height visual connections into private com
m

unal 
courtyards 

Strategies include: 
• 

A
 m

axim
um

 length of 40 m
etres for a singular facade 

expression.

Fig. 7.5.3 Reduction of block length
Source: G

eorge &
 A

llen, W
aterloo, Turner, 2019

Fig. 7.5.7 G
round floor facade articulation

Source: The Rathbone, Scott C
arver, 2017

Fig. 7.5.9 Facade articulation
Source: D

ivercity, W
aterloo, Turner, 2019

Strategies include: 
• 

C
ontrast in m

aterials, articulation and fenestration patterns
• 

C
hanges in the facade plane through reveals, recesses, 

recessed or projecting balconies, and bay or saw
tooth 

w
indow

s

W
here blocks are over 65 m

etres in length, 
breaks in the building form

 are provided to 
reduce visual bulk and m

assing

A
 m

ix of frontage w
idths provides m

odulation at 
the street level and view

s to new
 activities that 

w
ork w

ith pedestrian traffi
c to create an active 

and vibrant environm
ent

Strategies include: 
• 

Variation 
in 

form
, 

proportion, 
position, 

quantity 
and 

com
position to provide visual interest

• 
Variation in building m

assing, m
aterials, glazing extent and 

proportion, m
aterial finishes and colour, or architectural 

detail, to break up m
assing and height

Fig. 7.5.5 Reduction of facade length
Source: Parkview

 A
partm

ents, D
KO

 A
rchitects, 2017

C
hanges in facade treatm

ent for buildings over 
40 m

etres provides variety and visual interest at 
the pedestrian level

For buildings over 4 storeys, m
odulation in the 

building form
 provides visual interest through 

changes in m
aterial, colour and depth of usable 

space
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Fig. 7.5.6 Facade articulation
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Private Sites

Street level setbacks provide space 
for active uses along key streets and 
buff

ers for increased privacy to the 
private dom

ain

IN
D

IC
ATIV

E STR
EET LEV

EL SETB
A

C
K

S

Street setbacks are transition zones betw
een the public and private dom

ain 
that provide the opportunity for different interface responses to support 
social interaction. 

N
on-residential setbacks have been provided along key streets to:

• 
Provide active uses at the interface betw

een public and private dom
ain, 

adjacent to com
m

unity spaces, to extend and activate the public 
dom

ain.

• 
Respond to flooding and freeboard requirem

ents.

Residential setbacks have been provided along key streets to:

• 
Provide space for landscape buffers that increase privacy for ground 
level residential dw

ellings as a transition betw
een public and private 

dom
ain.

• 
Provide 

sem
i-private 

space 
that 

fosters 
social 

interaction 
am

ong 
neighbours.

• 
Respond 

to 
flooding 

and 
freeboard 

requirem
ents 

and 
allow

 
for 

connections betw
en changes in level.

Fig. 7.5.10 Proposed street level setbacks

Street Level Setback (1 -2 Storeys)
for active uses

Legend
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STR
EET LEV

EL SETB
A

C
K

S
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EET C
O

R
N
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Strategies include:
• 

For 
non-residential 

uses 
setbacks 

provide 
space 

for 
entries and outdoor areas for activation

• 
For residential uses, setbacks provide space for larger 
terraces, landscaped buffers to the street, and residential 
entries for increased passive surveillance, as w

ell as space 
to respond to freeboard requirem

ents

Street level setbacks provide a protected 
transition zone betw

een the private and public 
dom

ain

Setbacks at street corners increases pedestrian 
visibility and passive surveillance

M
odulation in the building form

 through changes 
in m

aterial, colour and depth of usable space are 
provided to reduce visual bulk and m

assing at 
the pedestrian level

Strategies include:
• 

G
round and first level setback at corners to m

aintain 
pedestrian visibility

• 
B

uilding setback from
 boundary at corners to m

aintain 
pedestrian visibility and w

ind m
itigation

Strategies include:
• 

C
ontrast in m

aterials, articulation and fenestration patterns.
• 

C
hanges in facade treatm

ents

C
H

A
N

G
ES IN

 M
ATER

IA
L

Fig. 7.5.12 Street level setbacks
Source: U

nion B
alm

ain, Turner, 2019
Fig. 7.5.16 C

hange of m
aterials

Source: Tejon 35, M
eridian 105 A

rchitecture, 2014
Fig. 7.5.14 Street corner setbacks
Source: A

sper, Turner, 2019

Fig. 7.5.17 C
hange of m

aterials on upper levels

Fig. 7.5.18 C
hange of m

aterials
Source: Parkview

 A
partm

ents, D
KO

 A
rchitects, 2017

Strategies include:
• 

C
ontrast in m

aterials, articulation and fenestration patterns
• 

C
hanges in facade treatm

ents
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U
pper level setbacks, attics and changes in facade plane have been 

provided along key streets to:

• 
Provide hum

an scale to the street through reduced building heights at 
the interface betw

een the public and private dom
ain.

• 
Respond to existing context by providing an appropriate transition in 
height.

• 
Im

prove the pedestrian experience through increased daylight access 
to the public dom

ain.

U
pper level setbacks help to decrease 

perceived building heights to better 
define and im

prove the experience at 
street level

Fig. 7.5.19 Proposed upper level setbacks

U
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B
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ith an attic
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E

Fig. 7.5.20 U
pper level setback

Fig. 7.5.22 A
ttic level setback

Fig. 7.5.24 C
hange of facade plane on upper levels

Fig. 7.5.21 U
pper level setbacks

Source: C
am

den C
ourtyards, Sheppard Robson, 2017

Fig. 7.5.25 C
hange of facade plane

Source: Tjornely, G
reve, Studio Local, 2018

Fig. 7.5.23 A
ttic level setback

Source: U
nion B

alm
ain, Turner, 2019

Strategies include:
• 

C
hanges in the facade plane through reveals, recesses, 

recessed or projecting balconies, and bay or saw
tooth 

w
indow

s

Strategies include:
• 

1 - 2 storey upper level setbacks to m
aintain existing 

streetw
all heights and relationship to existing context

Strategies include:
• 

D
ouble height apartm

ents
• 

D
orm

er or clerestory w
indow

s

U
pper level setbacks are provided to reduce 

visual bulk and m
assing, for a m

axim
um

 6 storey 
streetw

all height, at critical interfaces to existing 
context and the public dom

ain

A
ttics are provided for additional typologies to 

increase housing and built form
 diversity w

hilst 
m

inim
ising visual bulk and m

assing im
pacts

M
odulation in the building form

 provides visual 
interest through changes in the depth of usable 
space and reduces visual bulk and m

ass
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N
eighbourhood buildings 

provide sm
all ‘infill’ form

s 
that m

eet the ground and 
extrude the fine grained 
urban character vertically

M
A

X
IM

U
M

 FLO
O

R
PLATE

M
A

X
IM

U
M

 H
EIG

H
T

EN
V

ELO
PE

Sm
all floorplate sizes betw

een 500 - 600 square m
etres 

G
B

A
 (for 15 to 20 storeys respectively) supports a finer grain 

character at street level.

M
axim

um
 dim

ension of 30 m
etres in any one direction.

Typically 5 - 6 dw
ellings per core.

Range in height betw
een 16 - 20 storeys.

Slender form
 assists in m

itigating w
ind effects and visual bulk 

and scale.

B
uilding envelope effi

ciency provides a low
er effi

ciency that 
reflects the sm

aller floorplate, com
pared to larger floorplate tall 

buildings.

Increased am
enity is provided through the reduced num

ber of 
dw

ellings served by a com
m

on core.

B
uilding form

 w
ith direct relationship to the ground to m

aintain 
fine grain vertically.
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Fig. 7.5.26 M
axim

um
 floor plate size

Fig. 7.5.29 M
axim

um
 height in storeys

Fig. 7.5.32 Loose-fit envelope

Fig. 7.5.27 The B
ook C

om
pany H

Q
,Seoul

Source: N
.E.E.D

 A
rchitecture, 2017

Fig. 7.5.30 B
uilding 

Pueyrredón 1101
Source: Estudio Pablo 
G

agliardo, 2017

Fig. 7.5.28 Rebel 1, 
W

arsaw
Source: W

W
A

A
, 

2013

Fig. 7.5.31 A
snieres, Paris

Source: Louis Paillard, 2017
Fig. 7.5.33 Low

er East Side 
Tow

ers, N
Y

Source: Space 4 A
rchitecture, 

2017

Fig. 7.5.34 H
um

a Klabin
Source: U

N
A

 A
rchitects, 

2016



Tall buildings provide 
a transition in scale 
that contributes to an 
attractive skyline and 
relates to existing heights 
w

ithin the locality
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Floorplate size up to 675 square m
etres G

B
A

 m
aintain a 

slender form
 for reduced visual bulk and scale. 

M
axim

um
 dim

ension of 45 m
etres in any one direction.

Typically 6 -7 dw
ellings per core.

Range in height betw
een 21 - 32 storeys.

Slender form
 assists in m

itigating w
ind effects.

The PA
N

S O
PS Lim

it (RL 126.4 m
etres) constrains m

axim
um

 
height. A

ny breach of the PA
N

S O
PS w

ould need to be applied 
for through the relevant authorities and agencies to ascertain if 
it w

ould be perm
issible.

B
uilding envelope effi

ciency provides for a higher effi
ciency 

that reflects the larger floorplate.

B
uilding form

 on podium
 bases that range from

 2 to 8 storeys.
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Fig. 7.5.35 M
axim

um
 floor plate size

Fig. 7.5.36 M
axim

um
 height in storeys

Fig. 7.5.37 Loose-fit building envelope

Fig. 7.5.38 
G

ram
ercy, H

K.
Source: A

edas, 
2013

Fig. 7.5.40 The 
B

eacon, H
K.

Source: A
edas, 2017

Fig. 7.5.39 Park 
Tow

er, A
ntw

erp.
Source: Studio Farris 
A

rchitects, 2014

Fig. 7.5.41 Edifício 
Itaim

.
Source: FG

M
F 

A
rquitetos, 2012

Fig. 7.5.42 U
nitt 

U
rban Living.

Source: B
asiches 

A
rquitetos 

A
ssociados, 2014
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The built form

 for W
aterloo 

South responds to key 
environm

ental constraints that 
includes solar access, w

ind, 
flooding, pollution and noise

Fig. 7.5.43 Solar access analysis

The W
aterloo South public dom

ain and built form
 have 

been designed to achieve solar access to existing and 
future parksfor a m

inim
um

 of 4 hours betw
een 9am

 and 
3pm

 to a m
inim

um
 50%

  fixed area of the park area at m
id 

w
inter.

B
uilding envelopes have been designed to ensure that 70- 

75%
 of the prim

ary envelope facade area - N
orth, East 

and W
est - receive a m

inim
um

 of 2 hours direct sunlight 
betw

een 9am
 and 3pm

 at m
id w

inter.

Refer to A
ppendix 7.9 for further details.

The desired built form
 outcom

e for W
aterloo 

South has been developed w
ith consideration 

to achieving or exceeding m
inim

um
 required 

solar access under the relevant state and local 
policies
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Th

e W
in

d
 Tu

n
n

el M
od

el 

M
easurem

ents w
ere m

ade in the w
ind tunnel at selected critical trafficable outdoor locations 

w
ithin and around the developm

ent from
 16 w

ind directions at 22.5 degree increm
ents using a 

1:400 scale detailed m
odel of the developm

ent. The W
aterloo H

ousing Estate study m
odel 

incorporates all necessary architectural features on the developm
ent to ensure an accurate 

w
ind flow

 is achieved. Photographs of the w
ind tunnel m

odel are presented in Figures 12a – 

12d. Figure 12e depicts a plan view
 of the proxim

ity m
odel. 

The m
odel of the proposed developm

ent w
as tested in the w

ind tunnel w
ithout the effect of any 

form
s of w

ind am
eliorating devices such as screens, balustrades, aw

nings, etc., w
hich are not 

already show
n in the architectural draw

ings. The effect of vegetation w
as also excluded from

 

the initial testing. 

 

 

Fig
u

re 1
2

a: P
h

o
to

g
rap

h
 of th

e W
in

d
 Tu

n
n

el M
od

el –
 (V

iew
 from

 th
e N

orth
) 

 

Fig. 7.5.44W
ind tunnel m

odel
Source: W

indtech, 2020

W
ind m

itigation m
easures that have been incorporated as 

part of the W
aterloo South public dom

ain and built form
 

include:

• 
Inclusion of densely foliating evergreen shrubs, capable 
of grow

ing to a height of 1m
 above a 0.5m

 planter box

• 
C

ham
fering of 2 buildings

• 
Inclusion of 3.0m

 w
ide ground level aw

ning along 
key 

façades 
w

ith 
the 

exception 
of 

G
eorge 

Street 
w

hich provides a 2.5m
 w

ide ground level aw
ning to 

accom
odate existing trees.

• 
Inclusion 

of 
2.0m

 
high 

screen 
along 

the 
southern 

perim
eter of 1 affected podium

• 
Retention of trees as noted in the tree retention plan

• 
Inclusion of trees as noted in the tree replenishm

ent 
plan

Refer to the report by W
indtech for further details.

W
ind tunnel testing of W

aterloo South indicates 
that w

ind conditions for the m
ajority of 

traffi
cable outdoor locations w

ithin and around 
the developm

ent w
ill be suitable for their 

intended uses

Flooding and storm
w

ater analysis of W
aterloo 

South indicates the proposed developm
ent 

does not w
orsen the flood levels com

pared to 
existing conditions

Fig. 7.5.45 W
SU

D
 m

itigation response
Source: A

EC
O

M
, 2020

C
onsideration of a range of flood m

itigation m
easures 

have been considered as part of the W
aterloo South public 

dom
ain and built form

, these include:

• 
O

n-site detention

• 
Provision of appropriate building flood planning levels 
(FPLs), to offset adverse flood im

pacts during extrem
e 

w
eather events. The adopted criteria for setting of FPL 

w
as the m

axim
um

 of Probable M
axim

um
 Flood (PM

F) 
level and the 100 year A

nnual Recurrence Interval (A
RI) 

+ 0.5m
 level. 

• 
B

uilding setbacks

• 
Im

proved drainage and sound em
ergency response 

fram
ew

orks

• 
A

 
shelter 

in 
place 

strategy 
for 

the 
buildings 

over 
evacuation has been adopted, to avoid unnecessary 
vehicle or pedestrian m

ovem
ents during an extrem

e 
storm

 event, as the duration of inundation is relatively 
short and the rate of rise is relatively rapid.

• 
For public open space areas, a refuge point w

ithin a 
facility that can be accessed easily.

• 
W

SU
D

 m
easures im

plem
ented in the public dom

ain for 
w

ater quality enhancem
ent. 

Refer to the report by A
EC

O
M

 for further details.
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N
O

ISE

U
rbanG

row
th N

SW
 

W
aterloo Estate S

tate Significant P
recinct 

P
ollution Study 

S
tage 1 - E

xisting E
nvironm

ent 

R
eport N

um
ber 610.17084-R

01 
20 O

ctober 2017 
V

ersion v1.0 
P

age 30 

 

 

Figure 5 
Percentage of Pollutant C

oncentration relative to K
erbside C

oncentration 

 
S

ource: D
oP

 2008 

  
 

A
 range of m

itigation m
easures have been 

considered as part of the developm
ent of 

W
aterloo South

The existing noise environm
ent throughout W

aterloo South 
is dom

inated by road traffi
c noise. The follow

ing m
itigation 

m
easures have been considered as part of the W

aterloo 
South public dom

ain and built form
:

• 
Providing options for building layout and orientation to 
reduce noise im

pacts on residential dw
ellings at higher 

levels in order to m
eet C

ity of Sydney internal noise 
requirem

ents
• 

Provide quiet spaces w
ithin the precinct by using the 

built environm
ent to shield areas from

 local road traffi
c 

noise

• 
Include traffi

c calm
ing m

easures to reduce noise from
 

local traffi
c.

Refer to the report by SLR for further details.

PO
LLU

TIO
N

 (A
IR

 Q
U

A
LITY

)

U
rbanG

row
th N

SW
 

W
aterloo Estate S

tate Significant P
recinct 

P
ollution Study 

S
tage 1 - E

xisting E
nvironm

ent 

R
eport N

um
ber 610.17084-R

01 
20 O

ctober 2017 
V

ersion v1.0 
P

age 20 

 

 

4.2 
Topography 

opography is im
portant in air 

uality studies as local atm
ospheric dispersion can be influenced by 

night-tim
e 

atabatic dow
nhill drainage flow

s from
 elevated terrain or channelling effects in valleys or 

gullies around the pro
ect area. 

 three dim
ensional representation of the surrounding area is given in Figure 3.  

he topography of 
the local area w

ithin a 12 
m

 radius of the study area ranges from
 an approxim

ate elevation of -10 m
 

to 110 m
 

ustralian 
eight D

atum
 

D
.  

he study area itself is reasonably flat hence any increase 
in vehicular em

issions associated w
ith road gradient is not li

ely. 

urrently
 the area surrounding the study area is relatively open w

hich facilitates dispersion of air 
em

issions and prevents pooling
 of air pollutants.   

Figure 3 
Topography of A

rea Surrounding the Project A
rea 

 

 

Landscaping and built form
 m

easures to 
m

itigate pollution have been considered as 
part of the developm

ent of W
aterloo South

The 
existing 

air-quality 
throughout 

W
aterloo 

South 
has 

been review
ed. The follow

ing m
itigation m

easures have 
been considered as part of the  W

aterloo South public 
dom

ain and built form
:

• 
B

uilt form
 has been designed to avoid street canyons

• 
Vegetation barriers to help m

itigate air pollution

• 
Vegetation planned for the developm

ent to optim
ise 

the air quality throughout W
aterloo South.

Refer to the report by SLR for further details.

Fig. 7.9.47 Percentage of pollutant concentration relative to kerbside concentration
Source: D

oP, 2008
Fig. 7.5.46 Topography influences air quality
Source: SLR, 2020
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7.5.3 IN
D

IV
ID

U
A

L LO
T STU

D
Y

Lot Selection

Fig. 7.5.48 Selected lot analysis

W
aterloo South B

oundary
Lot S B

oundary
M

etro Station
O

pen Space
B

uilt form

Legend

Lot S w
as selected to test outcom

es 
and verify the projected yield 
targets

The individual lot study tests the design ideas and strategies, their 
outcom

es and verifies the projected yield targets and am
enity for the 

existing and future context against the Place Perform
ance M

easures, 
A

partm
ent 

D
esign 

G
uide 

and 
the 

C
ity 

of 
Sydney 

D
evelopm

ent 
C

ontrol requirem
ents.

Lot S 
Lot S w

as chosen for the detailed site study as it contains a m
ix of built 

form
 heights and typologies w

ith a m
ix of building uses that includes 

residential, retail and superm
arket uses. The site is also constrained 

by the alignm
ent of the train line and the heritage listed pressure 

tunnel that crosses diagonally below
 the lot.
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A
partm

ent D
esign G

uide, 
N

SW
 D

ept. of Planning &
 Environm

ent, 2015
SEPP 65,
N

SW
 D

ept. of Planning &
 Environm

ent, 2017

Parts 3 and 4 provide detailed objectives, design criteria 
and design guidance of provisions siting a developm

ent 
and designing the building, including the A

D
G

 provisions 
identified in clause 6A

 of SEPP 65 that prevail over any 
sim

ilar provisions in a C
ouncil D

C
P:

• 
V

isual privacy
• 

Solar and daylight access
• 

C
om

m
on circulation and space

• 
A

partm
ent size and layout

• 
C

eiling heights
• 

Private open space and balconies
• 

N
atural ventilation

• 
Storage

G
ood apartm

ent design 
delivers better living 
environm

ents for residents, 
and enhances streetscapes 
and neighbourhoods across 
the state. 

SEPP 
65 

and 
the 

A
partm

ent 
D

esign 
G

uide 
(A

D
G

) 
encourages 

a 
m

ore 
consistent 

approach 
to 

apartm
ent 

design 
across 

the 
state, 

m
ore 

certainty 
for 

councils, 
architects and applicants, and prom

otes design innovation 
through D

esign Review
 Panels.

The A
D

G
 helps to achieve better design and planning 

for 
residential 

apartm
ent 

developm
ent, 

by 
providing 

benchm
arks 

for 
designing 

and 
assessing 

these 
developm

ents. 
 

The 
A

D
G

 
provides 

objectives, 
design 

criteria 
and 

design 
guidance 

on 
how

 
residential 

developm
ent proposals can m

eet the principles through 
good design and planning practice.

If a D
C

P contains provisions that specify requirem
ents, 

standards or controls identified in Schedule 6A
 of SEPP 65, 

those D
C

P provisions w
ill have no effect, and the relevant 

A
D

G
 provisions w

ill prevail.

PO
LIC

Y
 C

O
N

TEX
T

Fig. 7.5.50

Schedule 1 sets out nine design quality principles, w
hich 

m
ust be considered w

hen designing proposals, and during 
the developm

ent assessm
ent process:

• 
C

ontext and neighbourhood character
• 

B
uilt form

 and scale
• 

D
ensity

• 
Sustainability

• 
Landscape

• 
A

m
enity

• 
Safety

• 
H

ousing diversity and social interaction
• 

A
esthetics

Fig. 7.5.49 

SEPP 
65 

– 
D

esign 
Q

uality 
of 

Residential 
A

partm
ent D

evelopm
ent provides a consistent 

planning 
fram

ew
ork 

to 
im

prove 
the 

design 
quality of residential apartm

ent developm
ent 

in N
SW

. It gives legal force to the A
D

G
.

The 
A

D
G

 
provides 

design 
guidance 

to 
im

prove the planning and design of residential 
apartm

ent developm
ent. A

part from
 the non-

discretionary developm
ent standards, the A

D
G

 
is not intended to be and should not be applied 
as a set of strict developm

ent standards.

A
 developm

ent needs to dem
onstrate how

 it m
eets the 

objectives and design criteria set out in Parts 3 and 4. The 
design criteria sets a clear and m

easurable benchm
ark on 

how
 the objective can be practically achieved.

If it is not possible to satisfy the design criteria, developm
ents 

m
ust dem

onstrate how
, through good design, the objective 

can be achieved. The design guidance can be used to 
assist in this. For exam

ple:

A
D

G
 O

bjective 3B
-2 D

esign guidance:
W

here an adjoining property does not currently receive 
the required hours of solar access, the proposed building 
ensures solar access to neighbouring properties is not 
reduced by m

ore than 20%
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Planning C
ircular,

N
SW

 D
ept. of Planning &

 Environm
ent, 2017

Sydney D
C

P 2012, 
C

ity of Sydney

The Sydney D
C

P provisions includes the recognition and 
support of distinctive character areas, including heritage, 
and design w

hich responds to this, the enhancem
ent of 

the public realm
, integration of Sustainable Sydney 2030 

objectives 
and 

encouraging 
ecologically 

sustainable 
developm

ent. For exam
ple:

Fig. 7.5.52

C
lause 4.2.3.1 (2) provision states:

D
evelopm

ent sites and neighbouring dw
ellings are to 

achieve a m
inim

um
 of 2 hours direct sunlight betw

een 
9am

 and 3pm
 on 21 June onto at least 1 square m

etre of 
living room

 w
indow

s and at least 50%
 of the m

inim
um

 
am

ount of private open space. 

C
lause 4.2.3.1 (3) provision states:

N
ew

 
developm

ent 
m

ust 
not 

create 
any 

additional 
overshadow

ing onto a neighbouring dw
elling w

here that 
dw

elling currently receives less than 2 hours direct 
sunlight to habitable room

s and 50%
 of the private open 

space betw
een 9am

 and 3pm
 on 21 June.

Fig. 7.5.51 

The Sydney D
C

P 2012 provides detailed 
guidance on the im

plem
entation of policy 

outlined in the Sydney LEP 2012.

A
D

G
 O

bjective 3D
-1 D

esign criteria:
D

evelopm
ents 

to 
achieve 

a 
m

inim
um

 
of 

50%
 

direct 
sunlight to the principal usable part of the com

m
unal 

open space for a m
inim

um
 of 2 hours betw

een 9am
 and 

3pm
 m

id w
inter.

A
D

G
 O

bjective 4A
-1 D

esign criteria:
Living room

s and private open spaces of at least 70%
 of 

apartm
ents in a building receive a m

inim
um

 of 2 hours 
direct sunlight betw

een 9 am
 and 3 pm

 at m
id w

inter.

A
 m

axim
um

 of 15%
 of apartm

ents in a building receive no 
direct sunlight betw

een 9 am
 and 3 pm

 at m
id w

inter.

SEPP 65 gives legal force to the A
D

G
. The A

D
G

 is a guide 
containing design guidance to im

prove the planning and 
design of residential apartm

ent developm
ent in N

SW
.

SEPP 65 and the A
D

G
 applies to:

• 
Residential flat buildings, shop top housing and the 
residential com

ponent of m
ixed use developm

ents. 
• 

B
uildings that are three or m

ore storeys.
• 

B
uildings w

ith four or m
ore dw

ellings.

A
part from

 the non-discretionary developm
ent standards in 

SEPP 65, the A
D

G
 is not intended to be and should not be 

applied as a set of strict developm
ent standards.

The Planning C
ircular provides guidance on 

the application of the A
D

G
 in the developm

ent 
assessm

ent process under SEPP 65
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LO
T S TY

PIC
A

L B
LO

C
K

Lot S w
as chosen for a detailed site study to explore the 

follow
ing unique com

bination of elem
ents:

• 
The 

site 
provide 

a 
transition 

betw
een 

W
aterloo 

C
om

m
on to the south and the rest of the Estate.

• 
The site is also challenged by an east/w

est slope.

• 
A

 m
ix of street typologies that includes G

eorge Street, 
a shared slow

 street, a shared zone lanew
ay and a 

pedestrian lanew
ay.

• 
A

 m
ix of built form

 heights ranging from
 4 to 31 storeys, 

w
ith streetw

all heights ranging from
 4 to 8 storeys.

• 
A

 courtyard building typology. 

• 
A

 
m

ix 
of 

building 
uses 

that 
includes 

residential, 
com

m
unity and retail uses, including a superm

arket.

• 
Shadow

 im
pacts from

 and to adjacent buildings.

Streetw
all heights vary from

 4 to 8 
storeys.

A
 m

ix of built form
 size and heights 

provides diversity of height.

Perim
eter block provides defined 

street edges.

Landscape setback retains 
significant trees

Low
er heights provide transition to 

open space

LO
T S A

N
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Fig. 7.5.54 Lot S M
assing

Legend

Fig. 7.5.53 Lot S



LO
T S SITE A

N
A

LYSIS

A
lignm

ent 
of 

tall 
building 

for 
outlook and solar access.

A
ctive uses at ground level 

provide local retail, services and 
com

m
unity uses

Lanew
ay provides shared zone 

for vehicular, cycle and pedestrian 
m

ovem
ent.

A
ctive uses are supported by 

w
idened footpaths along G

eorge 
Street A

ctivity Street

Streetw
all heights vary from

 4 to 8 
storeys.

A
 m

ix of built form
 size and heights 

provides diversity of height.
Perim

eter block provides defined 
street edges.

Low
er heights provide transition to 

open space

O
pen Space A

ccessibility
Residential entries are w

ithin 100m
 of an open space typology (public 

or private) to connect residents to nature for increased health and w
ell-

being
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Fig. 7.5.56 Lot S site analysis

Legend

Fig. 7.5.55 Lot S
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Fig. 7.5.57 Lot S urban forest
Fig. 7.5.60 Lot S open space

Fig. 7.5.63 
Lot S landscaping above street level

LO
T S O

PEN
 SPA

C
E

Fig. 7.5.62 C
om

m
on open space on roof 

level, The C
om

m
ons, M

elbourne
Fig. 7.5.65 Rooftop productive garden
The C

om
m

ons, M
elbourne

Fig. 7.5.61 C
om

m
unal open space

B
ig Yard, B

erlin
Fig. 5.58 Setbacks for tree retention 
Joynton A

venue, G
reen Square

Fig. 7.5.59 U
rban plaza

C
ivic Place, G

reen Square
Fig. 7.5.64 Vertical village open space
The C

arve, O
slo

Tree Retention
H

igh value trees  
 

1 (33%
)

M
oderate value trees 

 
2 (24%

)

Tree Replacem
ent Ratio  

3 : 1 
 

 
 

 
Target for W

aterloo South 

Productive Landscape Target 
 

307 m
2 (1 m

2/ dw
elling)

(30%
 provided w

ithin public open space and 70%
 w

ithin the developm
ent lots) 

 

Lot S Site A
rea  

 
 

3,985 m
2

O
pen Space

D
eep Soil 

 
 

 
350 m

2 (8%
 of site area)

(Provided at street level)
C

om
m

unal O
pen Space   

 
860 m

2 (21%
 of site area)

(A
bove street level)

Vertical V
illages  

 
 

360 m
2 (9%

 of site area)
(A

dditional com
m

unal spaces / 50 dw
ellings)

Total O
pen space 

 
 

1,570 m
2  (38%

 of site area) 

Legend
U

rban Plaza
G

eorge Street A
ctivity Street

C
om

m
unal O

pen Space

Landscape Replacem
ent A

rea (LR
A

)
 Target LR

A
 - 80%

 of Site area 
 

3,188 m
2 

W
ithin S, 38%

 of the target LRA
 is provided as open space

A
dditional 42%

 of landscape to m
eet the target LR

A
 is provided through:

Landscaped A
reas 

 
 

690 m
2 (17%

 of site area)
(N

on-traffi
cable space above street level)

Planter B
oxes  

 
 

 
600 m

2 (15%
 of site area)

(H
orizontal area of planters w

ithin private open space)
Vertical G

ardens  
 

 
400 m

2 (10%
 of site area)

(Vertical area of landscaped facade)

A
 range of open space typologies are provided to retain existing trees, provide access to open space w

ithin 200 m
etres of 

building entries and support a range of social interaction opportunities for the com
m

unity.

U
rban Forest

Landscape setbacks and setback zones retain existing high and 
m

oderate 
value 

trees 
to 

provide 
m

ature 
landscape 

elem
ents. 

Proposed trees build upon the existing tree lined street character.

O
pen Space

Land dedication for an increased public dom
ain provides for the 

retention of existing high and m
oderate trees. C

om
m

unal open space 
at street and roof levels provide for a range of open space typologies 
and m

axim
ise solar access to these spaces.

Landscape Replacem
ent A

rea C
ontrol (LR

A
)

A
 m

ix of open spaces, vertical gardens and planter boxes on private 
open space provides greater access to nature to prom

ote health and 
w

ell-being.
N

ote the distribution 
of social (affordable 
rental) and m

arket 
dw

ellings can be 
delivered to provide 
equitable access to 
com

m
unal open space

Legend
Existing high and m

oderate value trees retained
Proposed trees
G

eorge Street A
ctivity Street

Landscape retention zone
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G
round Plane D

iversity (N
on-Residential)

A
 range of frontage sizes provides street level diversity 

A
ctive Frontage: 

 
193 m

2  (87%
)

Retail Frontage 
 

 
154 m

  (70%
) 

C
om

m
unity Frontage 

 
14 m

  (6%
)

Residential Frontage 
 

27 m
  (11%

)

N
on-Residential A

rea: 
 

3,800 m
2

Retail A
rea 

 
 

3,580 m
2

C
om

m
unity A

rea  
 

220 m
2

G
round Plane Transparency (N

on-Residential)
75%

 of facade to provide interior visibility to activate the public dom
ain

Fig. 7.5.66 Lots S ground connectivity
Fig. 7.5.69 Lot S active frontages

Fig. 7.5.71 Lot S diversity
LegendG

eorge Street A
ctivity Street

Slow
 Shared Street (John Street)

20m
 N

eighbourhood Lanew
ay

Pedestrian Lanew
ay

*
Sm

all B
lock

B
uilt form

 articulation is required 

Intersection D
ensity

N
o. Intersections 

4

B
uilding Entries  

Target m
inim

um
 10 building entries / 100m

 facade
Retail Entries 

 
17

C
om

m
unity Entries 

1
Residential Entries 

3

Pedestrian Shelter
A

w
nings are required for non-residential uses to provide pedestrian shelter

LegendResidential A
reas

Retail Service Zones
Retail U

nits
Indicative B

uilding Entries

X
S 

14.8%
S  

21.3%
M

  
16.4%

L  
24.4%

X
L 

23%

Potential
Frontage Sizes:

Legend
Potential Lot Stages
Potential B

lock Subdivision

LO
T S STR

EET IN
TER

FA
C

E
A

 richer and m
ore varied street level experience is supported through the fine grain lot sub-division

. This provides  flexibility 
in staging

 and enables m
ore innovative responses.

Street Level C
onnectivity

Through site connections add to the netw
ork of accessible and safe 

connections to prom
ote w

alking and cycling.

A
daptable G

round Floors and A
ctive Frontages

A
 range of non-residential frontage w

idths from
 extra sm

all to large 
encourages a m

ix of business and services and prom
otes active  

public frontages for an activated street level experience.

B
uilding C

haracter D
iversity

The built form
 arrangem

ent provides lot division flexibility to enable a 
finer grain of individual buildings that could be delivered separately. 
This supports staging flexibility and design excellence through 
design diversity.

B
lock and B

uilding Sub-division
The m

ix of building form
 and height provides the opportunity to stage the 

block into a range of sm
aller com

ponents that can be delivered separately to 
provide built form

 diversity, w
ith the flexibility to accom

m
odate a diverse range 

of uses over tim
e through floor-to-floor heights that can be adapted to non-

residential uses.

B
uilding Envelope H

eights (Floor to Floor H
eights)

B
asem

ent 1 
 

4.5 m
 (For future adaptation to non-residential uses)

G
round Level 

 
4.5 m

 (For future adaptation to non-residential uses)
Level 1 

 
 

3.7 m
 (For future adaptation to non-residential uses)

Typical Residential 
3.1 m

 (To achieve 2.7m
 A

D
G

 floor-ceiling height)

Fig. 7.5.70 A
ctive ground plan

A
ctive C

orner / 
Intersection
Fixed A

w
ning 

(m
in.3.5m

 w
idth)

Retractable A
w

ning (m
in. 1.5m

 w
idth)

Fig. 7.5.67 The living street
The W

oonerf, The N
etherlands

Fig. 7.5.68 A
ctive street corners

Surry H
ills, Sydney
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LO
T S B

U
ILD

IN
G

 STR
ATEG

Y

The building strategy provides a  ‘loose-fit’ envelope that supports an active ground plane and design diversity, w
ith taller 

buildings providing slender form
s that reinforce the finer grain at street level.

Flexible U
rban Form

B
uilding envelopes are 25 - 30%

 larger than the gross  floor area to 
allow

 for building articulation and am
enity to support buildings that 

contribute to a lively, attractive and safe neighbourhood.

Parking &
 Loading

Reduction of parking rates in recognition of proxim
ity to W

aterloo 
m

etro station allow
s for reduced basem

ent footprints and the flexibility 
to retain existing trees and provide deep soil zones for landscaping.

C
om

bined A
ccess and Services Strategy

C
om

bined basem
ent access reduces the num

ber of vehicle entries  
on streets for a m

ore active ground plane to prom
ote active transport 

m
odes. Vehicle entries are located in quieter streets to reduce 

im
pact to local traffi

c flow
s.

B
uilding Effi

ciency
A

chieved

Site A
rea

 
3,895 m

2 

B
uilding Envelope A

rea 
(B

EA
)

35,520 m
2  

G
ross Floor A

rea (G
FA

)
27,620 m

2  

(78%
 of B

EA
)

Y
ield A

nalysis
A

chieved

Studio / 1 B
ed 

118 (39%
)

2 B
ed

155 (51%
)

3 B
ed

30 (10%
)

Total
304

Tall B
uildings

M
axim

um
 G

ross B
uilding A

rea (G
B

A
) to provide slender form

s:

31 Storey M
axim

um
 Floorplate

675 m
2

Vertical V
illage  

Target 
1 com

m
unal private open space / 50 dw

ellings

Legend
Legend

C
arpark A

rea 
 

11,900 m
2

N
o. C

ars 
 

300
N

o. Levels 
 

2.5

Loading &
 Servicing 

C
om

bined w
aste, loading and services provided w

ithin Lot S to m
eet Lot S 

and N
 requirem

ents to m
inim

ise vehicle entries at street level

B
uilding Entries

Target for Inactive Facades 
M

axim
um

 7m
 inactive / blank facade

In 
circum

stances 
w

here 
blank 

or 
inactive 

facades 
greater 

than 
7m

 
is 

unavoidable, public art, street m
urals or affordances to be provided to 

apresent an attractive and interesting appearance.

Lot S Effi
ciency

16+ STO
R

EYS
Target Effi

ciency 
     74%

A
chieved Effi

ciency      70%

8-15 STO
R

EYS
Target Effi

ciency 
     72.5%

A
chieved Effi

ciency      70%
 

3-7 STO
R

EYS
Target Effi

ciency 
     70%

A
chieved Effi

ciency      70%
 

 1-2 STO
R

EYS
(N

on-Residential)
Target Effi

ciency 
     90%

A
chieved Effi

ciency      90%

(Residential)
Target Effi

ciency 
     60%

A
chieved Effi

ciency      63%

B
uilding Envelope A

rea (B
EA

) 0.6m
 M

in

B
uilding A

rticulation Zone (B
A

Z) 1.2m
 - 2.5m

  or greater
**

C
onnection provided betw

een 
Lots N

 &
 S basem

ents below
 

pedestrian lanew
ay

Lot boundary
B

asem
ent carpark

D
eep Soil Zone

C
om

bined Loading / W
aste

D
eep soil provided

Fig. 5.72 Lot S effi
ciency

Fig. 5.73 Parking and Loading
Fig. 7.5.74 C

om
bined access and 

 
  services strategy

Legend

Lot S
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The W
aterloo South Indicative C

oncept Proposal building envelopes have been tested to ensure that 70- 75%
 of the prim

ary envelope 
facade area - N

orth, East and W
est - receive a m

inim
um

 of 2 hours direct sunlight betw
een 9am

 and 3pm
 at m

id w
inter. 

The individual lot analysis validates the assum
ptions for the building envelopes, w

ith Lot S m
eeting or exceeding the A

D
G

 O
bjective 

4A
-1 D

esign C
riteria for a m

inim
um

 70%
 of apartm

ents to receive 2 hours direct sunlight betw
een 9am

 and 3pm
 m

id w
inter.

SO
LA

R
 A

N
D

 D
AY

LIG
H

T A
C

C
ESS (A

D
G

 4A
) 

Fig. 7.5.75 Solar access

A
rea of prim

ary facade (W
est) that receives m

in. 2 hours direct sunlight

A
rea of prim

ary facade (East and N
orth) that receives m

in. 2 hours direct sunlight
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Fig. 7.5.76 Solar access to prim
ary façades - W

est façade 

LO
T S _ SO

LA
R

 A
C

C
ESS TO

 FA
C

A
D

ES

73%
 of the prim

ary envelope facade area (N
orth, W

est and East) receives a m
inim

um
 2 hours solar access betw

een 9am
 

to 3 pm
 at m

id-w
inter.

Fig. 7.5.77 Solar access to prim
ary façades - N

orth and East  façades

H
ours of direct sunlight

6
4

2(70%
)1(80%

)
Legend
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Fig. 7.5.78 Solar access to com
m

unal open space - V
iew

 from
 the W

est
Fig. 7.5.79 Solar access to com

m
unal open space  - V

iew
 from

 the N
orth-East

Legend

C
om

m
unal open spaces located on roof levels achieve a m

inim
um

 of 50%
 direct sunlight to the principal usable part for 

a m
inim

um
 of 2 hours betw

een 9am
 and 3pm

 m
id w

inter.  
C

O
M

M
U

N
A

L O
PEN

 SPA
C

E (A
D

G
 3D

) 
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The building strategy provides a  ‘loose-fit’ envelope that provides a building articulation zone, supports an active ground 
plane and design diversity. Taller buildings provide slender form

s that reinforce the finer grain at street level.

B
uilding  A

B
uilding B

Solar and D
aylight A

ccess (A
D

G
 4A

)
3

3
M

inim
um

 70%
 of apartm

ents receive 2 hours 
sunlight betw

een 9am
-3pm

 m
id-w

inter
M

ax. 15%
 apartm

ents w
ith no direct sunlight

71%

3
75%

3

N
atural Ventilation (A

D
G

 4B
) 

3
3

M
inim

um
 60%

 of apartm
ents are naturally 

cross ventilated in the first 9 storeys
63%

60%

C
eiling H

eights (A
D

G
 4C

)
• 

H
abitable

• 
N

on-H
abitable

2 Storey A
partm

ents 
• 

M
ain Living Floor

• 
Secondary level

A
ttic Spaces 

• 
H

eight at Edge
• 

M
inim

um
 C

eiling Slope
M

ixed U
se A

reas

m
in. 2.7m

m
in. 2.4m

m
in. 2.7m

m
in. 2.4m

m
in. 1.8m

m
in. 30º

m
in. 3.3m

3
3

B
uilding A

B
uilding B

C
om

m
unal O

pen Space (A
D

G
 3D

)
3

3
M

inim
im

 25%
 of Site A

rea

50%
 of the principal usable area receives 

2 hours sunlight betw
een 9am

-3pm
 m

id-
w

inter

A
dditional com

m
unal open 

spaces provided for vertical 
villages

D
eep Soil (A

D
G

 3E) 
3

3
7 - 15%

 of Site A
reas

V
isual Privacy (A

D
G

 3F) 
4 Storeys 
• 

H
abitable/B

alconies 
• 

N
on-H

abitable 
5-8 Storeys 
• 

H
abitable / B

alconies
• 

N
on-H

abitable 
+9 Storeys 
• 

H
abitable / B

alconies
• 

N
on-H

abitable

m
in. 6m

m
in. 3m

m
in. 9m

m
in. 4.5m

m
in. 12m

m
in. 6m

3
3

B
uilding A

 
B

uilding B

A
partm

ent Size and Layout (A
D

G
 4D

)
3

3
• 

Studio

• 
1 B

edroom
• 

2 B
edroom

 (1 B
ath)

• 
3 B

edroom
• 

4 B
edroom

m
in. 40 m

2

m
in. 50 m

2

m
in. 70 m

2

m
in. 90 m

2

-

Sizes range from
 35- 40 m

2 

(Provided for diversity)
50 - 54 m

2

70 -89 m
2

90 - 95 m
2

-

Private O
pen Space (A

D
G

 4E)
3

3
• 

Studio
• 

1 B
edroom

• 
2 B

edroom
• 

3 B
edroom

m
in. 4 m

2

m
in. 8 m

2

m
in. 10 m

2

m
in. 12 m

2

C
om

m
on C

irculation and Spaces (A
D

G
 4F)

3
3

N
o. A

partm
ents / C

ore
m

ax. 8 - 12

B
uilding Envelope and H

eight
B

uilding envelopes have been designed w
ith consideration to A

D
G

 
guidance for building depth and separation

Typical Podium
 Level

The apartm
ent configuration for podium

 levels are designed to 
m

axim
ise am

enity, respond to the streetw
all alignm

ents and pofium
 

setbacks, an provide good passive surveillance of the public dom
ain 

and com
m

unal open spaces.

Typical U
pper Level

The 
apartm

ent 
configuration 

for 
upper 

levels 
are 

designed 
to 

m
axim

ise am
enity through optim

um
 orientation for solar access, 

slender floorplates for good natural ventilation and daylight, an a 
variety of outlooks for district view

s.

N
ote:

C
om

pliance is based on the 3 scenarios provided for the detailed lot 
studies on the follow

ing pages

Fig. 7.5.80 Lot S B
uilding Envelope Plan

Fig. 7.5.81 Lot S typical m
id-level floor plan

Fig. 7.5.82 Lot S typical tow
er level floor plan

25
0m

N
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N

25
0m
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round Level
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Fig. 7.5.90 Level 03
Fig. 7.5.91 Level 04
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Fig. 7.5.94 Level 07
Fig. 7.5.95 Level 08
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Fig. 7.5.98 Level 11 and 13
Fig. 7.5.99 Level 14
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Fig. 7.5.101 Level 16 and 18
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Fig. 7.5.102 Level 17 and 19
Fig. 7.5.103 Level 20 - 22
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Fig. 7.5.104 Levels 23 and 24
Fig. 7.5.105 Levels 25, 27 and 29
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Fig. 7.5.106 Levels 26,28 and 30
Fig. 7.5.107 Roof level
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Fig. 7.5.108

The building strategy provides a  ‘loose-fit’ envelope that provides a building articulation zone, supports an active ground 
plane and design diversity. Taller buildings provide slender form

s that reinforce the finer grain at street level.
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Fig. 7.5.110

The Lot S D
etail Lot Study dem

onstrates indicative building envelopes support built form
 w

ith the capacity to 
achieve solar access consistent w

ith A
D

G
 am

enity requirem
ents. 70%

 of dw
ellings in B

uilding A
 receive a m

inim
um

 
2 hours of sunlight betw

een 9am
 to 3pm

 at m
id-w

inter. 75%
 of dw

ellings in B
uilding B

 receive a m
inim

um
 2 hours of 

sunlight betw
een 9am

 to 3pm
 at m

id-w
inter.

Legend
Receives m

in. 2 hours solar access 
betw

een 9am
 to 3pm

 at m
id-w

inter
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Fig. 7.5.106
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The Lot S D
etail Lot Study dem

onstrates indicative building envelopes support built form
 w

ith the capacity to 
achieve cross-ventilation consistent w

ith A
D

G
 am

enity requirem
ents. 63%

 of dw
ellings in B

uilding A
 and  60%

 of 
dw

ellings in B
uilding B

 are cross-ventilated.
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The building strategy provides a  ‘loose-fit’ envelope that provides a building articulation zone, supports an active ground 
plane and design diversity. Taller buildings provide slender form

s that reinforce the finer grain at street level.
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7.5.4 A
PPR

O
A
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A
 range of options w

ere explored for the private sites w
ithin 

that included:

• 
Retaining existing buildings

• 
Investigating 

the 
potential 

future 
envelopes 

w
ithin 

existing controls

• 
Investigating the potential future envelopes targeting 
an overall FSR of 3.09 : 1  to be equitable w

ithin the 
overall m

asterplan.

There are various factors that influence the m
anagem

ent of 
the developm

ent capacity of a site.

The 
A

partm
ent 

D
esign 

G
uide, 

prepared 
by 

the 
N

SW
 

D
epartm

ent of Planning &
 Environm

ent, is a key docum
ent 

in 
assisting 

urban 
designers 

and 
planners 

to 
m

anage 
residential apartm

ent developm
ent.

These include:
• 

Size and orientation of the site
• 

Interface w
ith the public dom

ain and neighbours
• 

Response to the existing and future context
• 

Response to key attributes w
ithin the site

• 
Setbacks

• 
C

om
m

unal open space including landscaping
• 

B
uilding separation and depth

• 
B

uilding perform
ance and orientation

• 
Three dim

ensional building envelope

A
 num

ber of scenarios 
w

ere explored as part of the 
developm

ent of the approach 
to the private sites w

ithin 
W

aterloo South 

There are a num
ber of sites w

ithin W
aterloo South under 

private ow
nership, containing 125 private dw

ellings and 
com

m
ercial uses. The private sites are located at:

1
221-223 C

ope Street (Vental B
lind B

uilding)
Existing 

com
m

ercial 
uses 

- 
Ethnic 

C
om

m
unities 

C
ouncil of N

SW
116 W

ellington Street 
Existing com

m
ercial uses

225-227 C
ope Street

Existing residential uses - The form
er W

aterloo Pre-
School and an item

 of H
eritage Significance

111 C
ooper Street

Existing residential uses

233-239 C
ope Street (O

rbit W
aterloo)

123-131 C
ooper Street

Existing m
ulti-residential uses

291 G
eorge Street

Existing m
ulti-residential uses - previously The D

uke of 
W

ellington H
otel and an item

 of H
eritage Significance

110 W
ellington Street

Existing m
ulti-residential uses

23 2456

Fig. 7.5.114 Private sites w
ithin W

aterloo South
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Fig. 7.5.115 221-223 C
ope Street &

 116 W
ellington Street

Fig. 7.5.117 233-239 C
ope Street

Fig. 7.5.120 291 G
eorge Street

Fig. 7.5.116 225-227 C
ope Street

Fig. 7.5.118 111 C
ooper Street

Fig. 7.5.121 110 W
ellington Street

Fig. 7.5.119 123-131 C
ooper Street
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The m
ajority of the existing 

private sites achieve the 
m

axim
um

 FSR
 allow

able under 
the current controls. 

Fig. 7.5.122 C
urrent controls for Private Sites
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Fig. 7.5.124 Indicative m
assing of Existing Private Sites

Fig. 7.5.126 Indicative m
assing

Fig. 7.5.123 Plan of Existing Private Sites 
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Sites w
ith Lim

ited Re-D
evelopm

ent Potential

The m
ajority of the existing private sites achieve 

the m
axim

um
 FSR allow

able under the current 
controls. 

Sites that currently achieve m
axim

um
 FSR 1.75 : 1

1. 221-223 C
ope Street (Vental B

lind B
uilding) and 

116 W
ellington Street 

C
urrent FSR approx 1.75 : 1

4.233-239 C
ope Street (O

rbit W
aterloo)

123-131 C
ooper Street

C
urrent FSR approx 1.75 : 1

5.291 G
eorge Street

C
urrent FSR approx 1.75 : 1

6.110 W
ellington Street

C
urrent FSR approx 1.71 : 1

Sites w
ith Re-D

evelopm
ent Potential

Sites 
that 

have 
opportunities 

for 
further 

re-
developm

ent under the current controls are:

2.225-227 C
ope Street

C
urrent FSR approx 0.64 : 1

Potential FSR approx 0.91 : 1
This site is constrained by its heritage item

 listing

3.111 C
ooper Street

C
urrent FSR approx 0.77 : 1

Potential FSR approx 1.75 : 1
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Fig. 7.5.125 Plan
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Fig. 7.5.128 Indicative m
assing O

ption 1

Fig. 7.5.127 Plan

Fig. 7.5.129 Indicative m
assing O

ption2
Fig. 7.5.130 Indicative m

assing O
ption 3

A
nalysis of the re-developm

ent 
potential for the Private Sites  
under a best and highest use 
approach provides a range from

 
FSR

 1.79 : 1 to FSR
 2.34 : 1 w

hen 
the existing context is considered
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Fig. 7.5.132 Indicative m
assing O

ption 4
Fig. 7.5.133 Indicative m

assing O
ption 5

Fig. 7.5.134 Indicative m
assing O

ption 6

Fig. 7.5.131 Plan

A
nalysis of the re-developm

ent 
potential for the Private Sites  
under a best and highest use 
approach provides a range from

 
FSR

 2.03 : 1 to FSR
 3.09 : 1 under 

a future scenario for surrounding 
sites
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Fig. 7.5.136 Indicative m
assing O

ption 7

Fig. 7.5.135 Plan

This scenario considers the possible developm
ent potential 

if the private sites are re-developed as individual lots w
ith  a 

m
axim

um
 target FSR 3.09 : 1.

Each individual lot w
ill be influenced by different factors that 

w
ill im

pact the achievable G
FA

.

1. 221-223 
C

ope 
Street 

(Vental 
B

lind 
B

uilding) 
and 

116 
W

ellington Street (Retain &
 re-develop)

C
urrent FSR approx 1.75 : 1

Potential FSR approx 3.09 : 1

2.225-227 C
ope Street (Retain &

 re-develop) 
C

urrent FSR approx 0.64 : 1
Potential FSR approx 0.91 : 1
This site is constrained by its heritage item

 listing

3.111 C
ooper Street (D

em
olish &

 re-develop)
C

urrent FSR approx 0.77 : 1
Potential FSR approx 1.64 : 1

4.233-239 C
ope Street (O

rbit W
aterloo)

123-131 C
ooper Street (D

em
olish &

 re-develop)
C

urrent FSR approx 1.75 : 1
Potential FSR approx 3.0 : 1

5.291 G
eorge Street (Retain &

 re-develop)
C

urrent FSR approx 1.75 : 1
Potential FSR approx 2.00 : 1
This site is constrained by its heritage item

 listing

6.110 W
ellington Street (D

em
olish &

 re-develop)
C

urrent FSR approx 1.71 : 1
Potential FSR approx 3.0 : 1
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This scenario considers the possible developm
ent potential 

if the private sites are am
algam

ated and re-developed w
ith 

a m
axim

um
 target FSR 3.09 : 1.

Each individual lot w
ill be influenced by different factors that 

w
ill im

pact the achievable G
FA

.

1. 221-223 C
ope Street (Vental B

lind B
uilding)

116 W
ellington Street

225-227 C
ope Street (Retain &

 re-develop) 
This site is constrained by its heritage item

 listing

Potential FSR approx 3.09 : 1

2.111 C
ooper Street 

233-239 C
ope Street (O

rbit W
aterloo)

123-131 C
ooper Street (D

em
olish &

 re-develop)

Potential FSR approx 3.09 : 1

3.291 G
eorge Street (Retain &

 re-develop) 
This site is constrained by its heritage item

 listing
110 W

ellington Street (D
em

olish &
 Re-develop)

Potential FSR approx 3.09 : 1
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Fig. 7.5.138 
Indicative m

assing O
ption 8

Fig. 7.5.137 Plan

Fig. 7.5.140 Indicative m
assing O

ption 9

Fig. 7.5.139 Plan
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This scenario considers the possible developm
ent potential 

if the private sites are re-developed as individual lots w
ith  a 

m
axim

um
 target FSR 3.09 : 1.

Each individual lot w
ill be influenced by different factors that 

w
ill im

pact the achievable G
FA

.

1. 221-223 C
ope Street (Vental B

lind B
uilding)

116 W
ellington Street

225-227 C
ope Street (Retain &

 re-develop) 
This site is constrained by its heritage item

 listing

Potential FSR approx 3.09 : 1

2.111 C
ooper Street

233-239 C
ope Street (O

rbit W
aterloo)

123-131 C
ooper Street (D

em
olish &

 re-develop)

Potential FSR approx 3.09 : 1

3.291 G
eorge Street (Retain &

 re-develop) 
This site is constrained by its heritage item

 listing
110 W

ellington Street (D
em

olish &
 re-develop)

Potential FSR approx 3.09 : 1
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Fig. 7.5.108 B
otany Road developm

ent corridor
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O
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O
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R
ID

O
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B
otany Road C

orridor w
as analysed to gain an understanding for each site’s 

potential re-developm
ent to residential uses. This determ

ined the sites to be 
analysed based on the existing condition and the sites to be analysed based 
on the future potential for solar access. 

Sites identified w
ith low

 re-developm
ent potential w

ere assessed through the 
follow

ing criteria:
• 

Recently re-developed
• 

C
urrently under construction

• 
Sites w

ith approved D
evelopm

ent A
pproval

• 
W

ithin a heritage  conservation area (H
C

A
) or a heritage item

• 
N

on-residential uses

Sites identified w
ith high re-developm

ent potential w
ere assessed through the 

follow
ing criteria:

• 
Zoning

• 
A

ge of the buildings on the site
• 

Potential for am
algam

ation of sm
aller sites

Tw
o scenarios w

ere explored for the 
B

otany Road C
orridor as part of the 

developm
ent of the built form

 for 
W

aterloo South 

Fig. 7.5.141 B
otany Road re-developm

ent potential
Fig. 7.5.142 B

otany Road existing height controls

A
P

P
EN

D
IX

 7.5
 P

R
IV

A
TE D

O
M

A
IN

   P
LA

N
N

IN
G

 P
R

O
P

O
S

A
L _ 0

8
.0

4
.2

0
2

0
  4

4
1



B
O

TA
N

Y
 R

O
A

D
 C

O
R

R
ID

O
R

 R
E-D

EV
ELO

PM
EN

T PO
TEN

TIA
L 

U
N

D
ER

 C
U

R
R

EN
T C

O
N

TR
O

LS

A
 possible future built form

 outcom
e for the B

otany Road 
C

orridor under current controls w
as assessed for solar access 

as part of the developm
ent of the W

aterloo South Indicative 
C

oncept Proposal. W
aterloo South does not reduce the capacity 

of future developm
ent w

ithin the B
otany Road C

orridor to 
m

eet or exceed the A
D

G
 objectives and design criteria for solar 

access.

Legend1
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D
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Fig. 7.5.143 Solar access to future potential context betw
een 9am

 - 3pm
 m

id w
inter, south w

est view
 

Fig. 7.5.144 B
otany Road C

orridor potential built form
 under existing height controls
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A
 possible future built form

 outcom
e for the B

otany Road 
C

orridor w
ith ‘uplift’ potential w

as assessed for solar access 
as part of the developm

ent of the W
aterloo South Indicative 

C
oncept Proposal. W

aterloo South does not reduce the capacity 
of future developm

ent w
ithin the B

otany Road C
orridor to 

m
eet or exceed the A

D
G

 objectives and design criteria for solar 
access.

Fig. 7.5.146 B
otany Road C

orridor potential built form
 under future ‘uplift’ controls
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Fig. 7.5.145 Solar access to future potential context betw
een 9am

 - 3pm
 m

id w
inter, south w

est view
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