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Planning Proposal: 923-935 Bourke Street, Waterloo

Executive Summary

The Green Square urban renewal area is Australia’s largest urban renewal area with the Green
Square Town Centre (Town Centre) at its heart. The urban renewal area is forecast to grow to
around 32,000 dwellings, housing around 60,000 to 70,000 people by 2036. This growth is being
supported with substantial investment in local infrastructure including new roads, parks, community
facilities such as Gunyama Park and Aquatic Centre and Green Square library and utilities
upgrades.

In 2012 the City introduced in its planning controls a hierarchy of centres with the Town Centre
being established as the primary commercial, retail and civic centre. The hierarchy is underpinned
by planning controls in the Sydney Local Environmental Plan 2012 that only allow larger retail
premises in the Town Centre and permits smaller retail tenancies outside of centres. This is to
ensure that major retail, specifically supermarkets, continue to locate in the Town Centre and other
planned centres, supporting their viability and their role as a place of economic and community
focus.

In late 2021 the City commissioned SGS Economics and Planning to undertake the Green Square
and Southern Areas Retail Review (the Review). The objective of the review was to understand the
changes to demand and supply of retail area since the planning requirements were introduced in
2012, and to recommend any required changes to planning controls to ensure the retail needs of
the community were being met. The Review identified a net shortfall of about 9,000 square metres
of supermarket floor space in the eastern parts of Waterloo, the Town Centre and North Alexandria
areas, close to dense residential communities.

Planning Proposal: Green Square and Southern Areas Retail Review, that is the subject of a
separate planning proposal (CSPC) is being considered by Council and the Central Sydney
Planning Committee concurrently with this planning proposal. It will create opportunities for
supermarkets to meet the growing needs of the Green Square community, including in North
Alexandria close to the Green Square Town Centre and in Waterloo.

Planning Proposal: 923-935 Bourke Street, Waterloo (this planning proposal) been prepared by the
City following a request by Fabcot Pty Ltd (Woolworths Property Group) to change the planning
controls at 923-935 Bourke Street, Waterloo (the site). The request is to enable the redevelopment
of the site for a mixed-use development comprising residential, commercial and retail uses,
including a large format supermarket below ground level.

The site is not located in any planned centre in the City’s current planning controls, and as such a
restriction on the size of retail tenancies applies. The planning proposal is to amend the planning
controls to allow for a supermarket of up to 3,200 square metres to be provided on the site. The
planning proposal is consistent with the Review, which identified an undersupply of supermarket
floor space in Waterloo.

The planning proposal and associate amendment to the Sydney Development Control Plan 2012
will also:

o amend the maximum building heights to facilitate a development of 5 to 7 storeys to allow a
built form that does not unreasonably impact on surrounding development, can achieve
compliance with the Apartment Design Guide and continues to provides housing as planned
under the LEP;

o allow for an additional 0.5:1 of floor space ratio, but only where it is provided as a supermarket
below ground level; and

31 3



Planning Proposal: 923-935 Bourke Street, Waterloo

apply a maximum car parking rate to the supermarket to mitigate impacts on the surrounding
road network;

increase affordable housing provision;

meets high sustainability standards through energy, water and water targets and electric
vehicle charging; and

applies setbacks that ensures the protection of 33 high value and medium value trees forming
the existing mature canopy around the site.

The landowner has also made a letter of offer to enter into a planning agreement. The offer
includes a commitment to:

implement in the development sustainability targets and measures consistent with the City’s
Net Zero Energy provisions;

onsite rainwater capture and waste recovery measures in the future operation of the
development;

provision of electric vehicle charging facilities in car parking spaces, including upfront provision
of 25 per cent of retail spaces with Level 2 charging and two (2) spaces with Level 3 or 4
charging provisions; and

provision of affordable housing contributions, equating to 12 percent of the new floor space
facilitated by this planning proposal (about 5 affordable housing dwellings in addition to those
otherwise required by the planning controls).

The City will work with the land owner to prepare a draft planning agreement to secure the above
public benefits on the site

The proposed redevelopment is an opportunity to provide a sustainable mixed-use development,
located close to public transport in an area well supported by local infrastructure. A supermarket in
this location ensures the community has access to adequate retail and will encourage residents
and workers close by to walk or cycle for their day to day retail needs.
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1. Background

1.1 Introduction

In November 2021, Fabcot Pty Ltd (the landowner) submitted a request to amend the planning
controls for 923-935 Bourke Street, Waterloo (the site). In September 2022, landowner modified
the request to address the issues raised in the City’s assessment of the initial proposal.

Planning Proposal: 923-935 Bourke Street, Waterloo (this planning proposal) is to amend the
Sydney Local Environmental Plan (LEP) 2012 to facilitate a mixed-use development on the site.
The proposed changes to the planning controls are to:

e increase the current maximum building height control;

o allow additional floor space to be provided for the purpose of a supermarket only;

o identify where and how supermarket floor space is to be provided,;

e limit parking for retail development to reduce car usage and encourage active transport; and
e apply higher sustainability standards for all the affected development.

In addition, the landowner has made an offer to enter into a planning agreement for the provision of
affordable housing, electric vehicle changing facilities, as well as a commitment to a range of
sustainability targets and measures. A draft planning agreement is to be publicly exhibited
generally at the same time as this planning proposal.

This planning proposal supports the strategic vision for the City’s hierarchy of centres.

1.2 The Site

1.2.1 Site identification

The site at 923-935 Bourke Street, Waterloo is owned by Fabcot Pty Ltd. The legal description of
the site is Lot 10 DP 705894, as shown in below in Figure 1.

- o
[ Thesite (1) NnoTToscaLE

Figure 1 Site identification: 923-935 Bourke Street, Waterloo outlined in red line. Source Ethos Urban.

33 5



Planning Proposal: 923-935 Bourke Street, Waterloo

1.2.2 Site context

The site is located in the Waterloo suburb. It is within the Green Square urban renewal area,
approximately 4km south-east of Sydney Central Business District. Green Square Train Station
and Green Square Town Centre (Town Centre) are south-west of the site, approximately 900m
and 800m respectively. The new Waterloo Metro Station is 1.2km north-west of the site and is
scheduled to be completed in 2024.

The site context is shown below in Figure 2.

4km Surry Hills

@ ) Squarg Station GreenSauaFas
S e = . . 'TowmCentre f

Sydny |rpo
7.2km

Figure 2 Green Square Urban Renewal Area and Regional Context. Source: Bates Smart Urban Design Report.

The area surrounding the site is in transition and is characterised by a variety uses that includes
residential, mixed use, and urban services.

To the east of the site, on Bourke Street, is the Lachlan precinct, the former industrial lands which
have been redeveloped into to mixed-use precinct that comprise of 6-12 storey buildings, set on
either side of Archibald Avenue, connecting east-west to Bourke Street.

To the north of the site is the Danks Street South urban renewal precinct, set within the former
Sydney Water site which is surrounded by former light industrial parcels to the north and north-
west, which are planned for between 4-7 storey buildings and 12-23 storey towers.
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To the south and south-west of the site are 1-2 storey light industrial and retail showroom premises
along Young and Powell Streets, within older brick and masonry buildings.

Directly to the west of the site on Young Street is a contemporary 4 storey residential flat building,
fronting Hunter Street.

Street views of site and surrounding area are shown below in Figure 3.

View looking south on Young Street along frontage of site View looking north on Young Street along frontage of site
Figure 3 Street views of 923-953 Bourke Street site and surrounding area.

1.2.4 Green Square urban renewal area

The Green Square urban renewal area is a high-density urban renewal area in the City’s south. As
of 2016, the population of the urban renewal area and City South was forecast to grow by an
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additional 44,452 persons, at an annual rate of 4.4 per cent, to about 70,000 people in 2036 when
the urban renewal area is expected to be built out. The population estimate for Green Square as of
30 June 2021 is 34,253.

At the heart of the urban renewal area is the Green Square Town Centre, which together with
Mascot, is identified as a strategic centre in the Greater Sydney Region Plan: A Metropolis of
Three Cities and the Eastern City District Plan.

The Green Square Town Centre has a train station connecting to Central Sydney and Sydney
Airport, as well as a growing employment, retail and services offering. Green Square Library,
Joynton Avenue Creative Centre, Perry Park Recreation Centre and Gunyama Park Aquatic and
Recreation Centre are among the recently delivered community facilities.

Green Square Town Centre has approximately 1,489 established dwellings, and a further 1,552
approved, under construction or recently completed. When complete, the town centre will be home
to 7,800 people and accommodate 6,700 workers. Currently, the centre supports a 2,000 sqm
supermarket on Ebsworth Street, as well as a range of speciality retail and food and drink
premises.

1.2.5 Site characteristics

The site is irregular in shape with a total area of approximately 6,534sqm, and a perpendicular
average depth of 58m. The site is bounded by McEvoy Street to the north, Bourke Street to the
east, Young Street to the west, and adjoining properties to the south.

The site has significant street frontages, with approximately 67m along McEvoy Street, 113m along
Bourke Street and 109m along Young Street. The topography generally falls in an east to west
direction of approximately 1-2m across the width of the site.

1.2.6 Accessibility
Overall, the site has a high level of accessibility.

The site is within a 10 to 15 minute walk from Green Square railway station (900m), providing
connections to Central station, Sydney CBD and the wider regional rail network. The future
Waterloo Metro station is 1.2km, or approximately 15-20 minute walking distance from the site.

Local and express bus services connect the site to the broader region, including services to
Redfern, Erskineville, Botany, Gore Hill, Chatswood, Moore Park, Eastgardens, Kingsford. The
frequent peak services include M20 (10-15 minutes), 304 (5-15 minutes), and 343 (3-5 minutes).

The site is connected to a pedestrian walking environment that includes footpaths on both sides of
all surrounding streets. Controlled pedestrian crossings are provided on all legs at the following
signalised intersections:

Bourke Street with Danks Street;
Bourke Street with Potter Street;
Bourke Street with Lachlan Street; and
Bourke Street with McEvoy Street.

The site is connected to an extensive cycleway network, with Bourke Street providing an off-road
shared path along the site, which provides a connection through to the Sydney CBD. A similar
facility is also provided along George Street to the west of the site.

The site is connected by a network of state and regional roads, which includes McEvoy Street,
Bourke Street, Lachlan Street, and Elizabeth Street. The site is also serviced by a local street

network, having a direct frontage to Young Street.
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2. Existing planning
controls

The Sydney Local Environmental Plan (LEP) 2012 and Sydney Development Control Plan (DCP)
2012 contain zoning and development standards for the site. These are discussed below.

2.1. Sydney Local Environmental Plan 2012

The Sydney LEP 2012 applies to the site. The relevant existing planning controls under the LEP for
the site are outlined below in Table 1 and shown in Figures 4 — 7.

LEP Clause Provision

Land use zones (Clause 2.1) The site is zoned B4 Mixed Use (see Figure 4).

All development permitted with consent under the B4 Mixed Use zone,
excepting Extractive industries; Heavy industrial storage
establishments; Heavyindustries; Pond-based aquaculture, that are

prohibited.

Height of buildings (Clause 4.3) The maximum height of buildings that applies to the site is 15m (see
Figure 5).

Floor space ratio (Clause 4.4) The maximum base floor space ratio that applies to the site is 1.5:1

(see Figure 6).

Community infrastructure floor space I?evelo_p_ment may be eligible _for community infrastructure floor space
at Green Square (Clause 6.14) (in addition to floor space available under Clause 4.4) where
community infrastructure is provided as part of the development. The
site is identified in Area 6 on Floor Space Ratio Map (0.5:1 FSR).

Development may be eligible for 10% additional building height or FSR

Design excellence (Clause 6.21 ) .
9 ( ) where design excellence is demonstrated.

IAll together the site may achieve an FSR of up to 2.2:1.

Heritage conservation (Clause 5.10) | The site is not identified as a heritage item and is not within a heritage
conservation area (see Figure 7).

A search of the NSW State Heritage Register did not identify any
further heritage items on the site, or on any adjacent land.

Flood planning (Clause 5.21) Flood planning provisions require the consent authority to be satisfied
prior to granting development consent.
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Car parking - Residential flat
buildings and multi dwelling
housing (Clause 7.5)

The site is identified as land in Category B on the Land Use and
Transport Integration Map (residential development).

The maximum number of car parking spaces for residential flat
buildings is:

- each dwelling up to 30 dwellings—0.167 spaces

- each dwelling more than 30 and up to 70 dwellings—0.1 spaces
- each dwelling more than 70 dwellings—0.05 spaces

Car parking - Office and business
premises (Clause 7.6)

The site is identified as land in Category F on the Public Transport
Accessibility Level Map.

- If FSR is no more than 1.5:1—1 space for each 75sqm GFA
- FSR more than 1.5:1, a formula for maximum parking spaces is
used

Car parking — Retail (Clause7.7)

The site is identified as land in Category F on the Public Transport
Accessibility Level Map.

- 1 space for each 50sgm GFA for building up to 2,000sgm GFA

Contribution for the purpose
of affordable housing (Clause
7.13)

The proposed development must contribute 3% of the total floor area
intended for residential purposes for affordable housing and 1% of
the total floor area for non-residential development. The contribution
may be made as floor space or as a monetary contribution.

Acid Sulfate Soils (Clause 7.14)

The site is identified Class 5 for acid sulfate soils.

Large retail development outside of
Green Square Town Centre other
planned centres (Clause 7.23)

The site is located within the area in which retail development is
restricted to a maximum gross floor area of 1,000sgm.

Table 1 Current provisions in Sydney LEP 2012.

Sl g

__sp2
" Clas; Road— Zone

Neighbourhood Centre
Local Centre

[l Commercial Core
[EEa]]) Mixed Use

[EE8] Business Development
[[8&7] Enterprise Comdor
Business Park
Metropolitan Centre
General Industrial
[[wa] Light Industrial

[[’i] General Residential
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Figure 4 Land Zoning Map Sydney LEP 2012
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' [77] corsenvation Area - General

Figure 7 Heritage Map Sydney LEP 2012
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3. Objectives

The objectives of this planning proposal are to:

facilitate the delivery of market housing, affordable housing and retail services (including a
supermarket) in an area with good access to public transport, social infrastructure, employment
opportunities, goods and services;

incentivise high sustainability performance standards for the future development;

limit the number of car parking spaces for retail uses to minimise impact on the surrounding
road network and encourage use of public and active transport;

ensure that new development responds appropriately to the surrounding built form context;
ensure development contributes to the permeability and activity of the Green Square urban
renewal area; and

ensure trees are protected where the site is redeveloped.
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4. Explanation of
provisions

4.1. Proposed amendments to Sydney LEP 2012

The drafting instructions to amend the Sydney LEP 2012 are provided below. A detailed
justification for the proposed planning controls and further explanation of the intended outcome is
provided at Part 5 — Justification of this planning proposal.

To achieve the objectives of this planning proposal, the Sydney LEP 2012 is to be amended as

follows:
1.

amend the Height of Buildings Map Sheet 17 to increase the maximum height of building
control, as indicated at Part 6 of this planning proposal, to:

*

increase the height control on part of the site fronting Bourke Street to 22m; and
increase the height control on part of the site fronting Young Street to 27m,;

amend the Active Street Frontages Map Sheet 17, as indicated at Part 6 of this planning
proposal, to apply active street frontage controls to site along Bourke Street and McEvoy
Streets.

insert a new clause to Division 5 Site specific provisions to:

identify the site as Lot 10 DP 705894, 923-935 Bourke Street, Waterloo; and

notwithstanding Clause 7.23 — Large retail development outside of Green Square Town

Centre and other planned centres, allow development consent to be granted to

development for the purposes of shops with a gross floor area not greater than 3,200

square metres;

allow development to achieve an additional 0.5:1 FSR (above the FSR shown on the FSR

Map, and any FSR available under clause 6.13 — End of journey floor space, clause 6.14 —

Community infrastructure floor space at Green Square, and clause 6.21D(3)(b) — design

excellence floor space), but only where the consent authority is satisfied:

o the FSRis provided as a single consolidated floor area for the purpose of a “shop or
market”; and

o no less than 90% of the additional floor area is provided below existing ground level;
and

o any development on the site that is BASIX affected development, exceeds the BASIX
commitment for Energy and Water by not less than 5 points; and

o any development for retail or other commercial uses will have net-zero emissions from
energy use.

any bonus or additional floor space available under other clauses of Sydney LEP 2012

cannot use the additional FSR of this clause for the purpose of calculating the bonus floor

space;

notwithstanding clause 7.7 — Retail premises car parking, limit the number of car parking

spaces for retail purposes to 1 space for each 50 square metres of gross floor area;

any development on the site demonstrating design excellence in accordance with clause

6.21 of the Sydney LEP 2012 is only eligible for additional FSR, and not additional height;

and

define ‘net-zero emissions from energy use’ as:
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Net zero emissions from energy use means the development consumes no more energy
than is provided by a combination of:

a) renewable energy generated on-site, and

b) renewable energy sourced/procured from off-site sources for a period of at least five
years.

In this definition, energy includes gas, electricity and thermal energy, and excludes diesel
used for emergency back-up generation. Other emissions, such as those from refrigerants,
are not included.

4.2. Site-specific DCP

The City has prepared a draft amendment to Sydney Development Control Plan 2012 (draft DCP)
which provides further guidance to the proposed amendments to Sydney LEP 2012.

The draft DCP is to be publicly exhibited with this planning proposal.
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5. Justification

This planning proposal and the accompanying draft DCP for the site are informed by the City’s
assessment of the request for a planning proposal and supporting documentation submitted by the
landowner.

Some planning controls proposed as part of this planning proposal differ from what was proposed
by the landowner in their request and in the supporting documentation. These changes have been
informed by detailed assessment of the documentation submitted.

5.1 Indicative reference scheme

The proponent has prepared an indicative reference scheme for the site. The purpose of the
reference scheme is to test, at the concept level, that a development can be provided within the
proposed controls while achieving the requirements of other existing planning controls and the
Apartment Design Guide (ADG). The reference scheme is only one iteration of the built form that
may be facilitated by the proposed planning controls.

The planning proposal does not imply approval of the indicative reference scheme, which provides
only concept level information. The development of the site will be subject to a competitive design
process and a development application.

The urban design analysis and the reference scheme prepared by Bates Smart, appended to this
report, provides detailed analysis of the planning framework, site context and proposed built form,
including the physical, technical and topographical factors for the site’s redevelopment.

The concept vision for the site and its future redevelopment is for a high-quality mixed-use
development that supports the service and retail needs of the surrounding population, whilst
enhancing the liveability of the locality through the provision of fine grain retail, enhanced
pedestrian permeability and linkages, activated commercial floorspace and integrated on-site
basement parking.

It is proposed the site will support the retail and service needs for the surrounding area. The
development will serve as a focal point at the intersection of Bourke Street and McEvoy Street,
with active street frontages, and improve pedestrian movement with new through site links
connecting Bourke Street to Young Street.

The scheme includes a 3,200 sqgm supermarket within the subterranean level, a commercial
development on the north west corner, specialty fine grain retail and commercial uses at the
ground level and residential development above. This will result in a built form that is in line with
local planning objectives for the area, addressing the potential impacts from height, bulk, scale and
appearance.

Vehicle entries are located away from the primary pedestrian areas and to be setback from
building line and main intersection to conceal the visual impact.

The massing for the buildings provides increased setbacks for landscaping and retention of the
existing mature tree canopy. Residential building depths ensure the configuration of apartments
maximise solar access, natural ventilation, visual privacy and noise protection for residents.

The two residential buildings are located along Bourke Street and Young Street with an internal
landscaped courtyard between the two.

The Bourke Street residential building is narrow with a single-sided floorplate to orient apartments
away from traffic noise improving amenity of apartments by overlooking the courtyard.
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