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Project Review Panel Report 
Waterloo Metro Quarter State Significant Precinct 
Response to Submissions 
 

18 March 2019 

Department of Planning and Environment 

Panel Members Elizabeth Kinkade, Ben Hewett, Graham Jahn, Elisabeth Peet (Chair)  

Presenter Adrian Melo (DPE)

Observers Emma Hitchens, Palitja Woodruff, Joe Burraston, Russel Hand, Annie Leung (DPE) 

Andrew Thomas, Peter John Cantrill, David Fitzpatrick, Raymonda Dijkwel (CoS) 

Introduction 

The role of the PRP was to review and consider the submissions received from the community, non-government 
organisations, City of Sydney Council and NSW Government agencies for the exhibited Waterloo Metro Quarter SSP 
Study. 

The objective of the PRP was to confirm the summary of submissions and for the PRP to provide advice on issues raised 
through submissions. 

Adrian Melo (DPE) gave a briefing on the issues raised in submissions from the community, non-government 
organisations, City of Sydney Council and NSW government agencies. 

A panel discussion was held and the PRP made the following recommendations. 

 

Panel Discussion 
The general advice from the Panel is that the PRP does not support the proposal in its current form, reiterating the past 

advice from the PRP and noting the issues raised in submissions. 

In reviewing the submissions and considering the issues raised, the PRP confirmed that given the strategic planning 

opportunity of the site and the local context factors which the design of the precinct plan must significantly and 

comprehensively respond to (the hostile environment of Botany Road) that there are a range of options that may be 

considered including:  

Predominantly residential land use response with a lower intensity residential component and a more specific 

design solution (for example not having living rooms or bed rooms facing Botany Road and incorporating natural 

ventilation strategies) to achieve acceptable environmental amenity and performance; or 

A higher intensity commercial component may be less constrained by the environmental context, provide a 

buffer and will assist in addressing residential amenity issues. 

To gain support the proposal will need to address the following issues: 



 

Page 2 

Page 

2

Project Review Panel Report 
Waterloo Metro Quarter State Significant Precinct 
Response to Submissions 
 

18 March 2019 

Department of Planning and Environment 

Land Use 

PRP confirmed consultation concerns regarding land use mix, response to Eastern City District Plan and the subject site as 
preferred location of employment uses as key issues to be addressed.  
 
 
PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to consider the greater strategic 
opportunities for commercial land uses noting this can assist addressing residential amenity issues. 

 

  

Amenity 

PRP confirmed that consultation concerns regarding the amenity of high density residential development along the 
hostile environment of Botany Road as inappropriate as a key issue to be resolved. 

  
 

PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended, noting that Botany Road 
constrains residential land uses. This may require:  

o update the Acoustic Report to correctly consider the Infrastructure SEPP and associated dB(A) limits for 
residential uses;  

o Ensure the veracity of noise reduction devices and assumptions;  

o Ensure that any noise mitigation measures identified in the report are allowed for within the proposed 
building envelopes; and  

o Reduction of residential and increase in commercial floorspaces or use of commercial as a buffer or barrier 
to any residential uses on the site.  

  
 

Built Form 
PRP confirmed that issues raised in consultation including inadequate setbacks, excessive built form and massing 
including the unrelieved length of the podium, and capacity to comply with the ADG need to be addressed. 
 

  
PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to address the above concerns. This 
may require:  

o Reduction and/or articulation in envelopes to allow:  
improved site permeability;  
reduction in unrelieved length of podium; 
Increased setbacks of towers from building line/podium edge; and 
Increased setbacks to church and Botany Road. 

o Reduction in building heights (including towers and podiums) to allow appropriate transition to surrounding 
areas; 
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o Increased setbacks to Botany Road for adequate street tree planting, as well as pedestrian amenity and 
safety; 

o Increased setbacks and reduced podium heights adjacent to the church to result in an improved response 
of the built form to heritage church. Aligning the podium to the bellcotes is considered an inappropriate 
heritage response. Reduced podium heights  should be aligned to the eaves (i.e. springing point of the 
roof).  

 
 
Open Space/Public Realm 

PRP notes Cope Street Plaza and Raglan Street Plaza are essential functional entrance spaces for the Metro Station, but  
does not support them being considered as public open space that meets recreational needs or numeric compliance 
requirements. The PRP also notes that the proposal provides insufficient open space while also increasing the early 
morning overshadowing of the main nearby open space (Alexandria Park) and that this combination is unacceptable.  

PRP confirmed concerns raised in consultation are: 
Insufficient and inadequate open space is provided for recreational needs of residents;  
Alexandria Park should not be overshadowed; 
Overshadowing private open space of surrounding residential areas;  
Improved access to regional and surrounding open spaces required – cycle / footpath improvements. 

 
 
PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to address the above. This may 
include one or more of the following:  

o Recognition of increased demand for open space;  
o Reduction in building heights to ensure no increased overshadowing to Alexandria Park at any time 

(note that current early morning overshadowing is during the time that the park is most highly used on 
weekdays); 

o Develop a contributions schedule for open space; 
o Improvements to pedestrian / cycle access to regional / local open spaces including Alexandria Park; 
o Provision of additional open space within Waterloo Metro Quarter or the Waterloo Estate. 

  
  
 

Design Excellence 

PRP confirmed consultation concern that proposal does not include processes that would ensure design excellence. 

PRP Recommendations: 

PRP reiterate previous advice that proposal needs to meet design excellence requirements, that the DEEP process 
is process for eliciting  design excellence in a procurement process, not a design excellence process associated 
with the planning framework. A design excellence process tied to the planning framework is required. 

 

  

Wind
PRP confirmed the consultation concern that the proposal will result in excessive wind impacts to surrounding public 
domain including sitting and standing areas which needs to be addressed. 
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PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to demonstrate acceptable wind 
conditions. This may require:  

o Amendments to built form and massing;  

o Revised Wind Report taking into account all required criteria for sitting in areas intended for sitting, 
standing, particularly at bus stops and intersection waiting areas and walking in the analysis; 

o Full details of design features to mitigate wind impacts (if relied on). 
  
 

Transport Access 
PRP confirmed consultation concerns raised regarding traffic generation, bicycle access and vehicle access need to be 
addressed. 

PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to address the above concerns. This 
may include:  

o Reduction of car spaces to improve pedestrian use and priority of shared way; 

o Additional information demonstrating suitable pedestrian safety at intersections, bus stops and throughout 
the public domain; 

o Revise Traffic Impact Statement to address issues; and 

o Provide evidence of support for midblock Botany Rd pedestrian connection.  

 

  

Pedestrian Movement 
PRP confirmed consultation concerns raised that the safety capacity and comfort of the pedestrian environment and 
access to the station have not been demonstrated and are to be addressed. 
 
 
PRP Recommendations: 

PRP recommends proposal responds to the submissions and is amended to provide further resolution on 
pedestrian access. This may include: 

o provision of sections of Interchange Access Plan (IAP) and Station Design and Precinct Plan (SDPP); 

o increased setbacks to Botany Road; 

o Additional information demonstrating suitable pedestrian comfort at intersections, bus stops and 
throughout public domain; 

o redesign of shared way to improve pedestrian use and priority of shared way; 

o Details of necessary improvements for access to local and regional facilities, including Alexandria Park and 
Alexandria Park School. 
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Parking 
PRP confirmed consultation concerns regarding parking provision being too high and the proximity of basements to 
church causing potential issues with excavation are to be addressed.  

   
PRP Recommendations: 

PRP reiterate previous advice to provide minimal parking, effectively zero for residential/retail/commercial 
components with adequate provision of share spaces, accessible parking and service/ loading space 

  

Affordable + Social Housing 
PRP confirmed consultation concerns regarding provision of affordable housing for ATSI community, short term provision 
of affordable housing and quantum of affordable housing are to be addressed. 
 
PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to address the above concerns. This 
may include:  

o providing affordable housing in perpetuity to be consistent with the Greater Sydney Region Plan; 

o provision of affordable housing for ATSI community; 

o PRP reiterates previous advice of 5-10% but in light of submissions, seek to maximise the quantum of 
affordable housing to upper end of scale. 

Infrastructure/Contributions 

PRP confirmed issues raised in consultation regarding provision of infrastructure and delivery mechanisms are to be 
addressed. 
 
PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to address the above concerns 
including, details of the required level of infrastructure provision, funding, timing and responsible agency / 
authority (including evidence of acceptance) for Local, Regional, State Infrastructure. This will require commitment 
to funding for infrastructure and may include a planning agreement. 

  
  
Separation of the Waterloo Metro Quarter and Waterloo Estate 
PRP recognised consultation issue of separation of Metro Quarter from Estate. 

PRP Recommendations: 

PRP recommends the proposal responds to the submissions and should demonstrate impacts on the existing 
Waterloo Estate site and/or the preferred Master Plan for the estate and any effects of this on the site. 
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ESD 

PRP confirmed consultation issue of insufficient commitment to ESD in concept plan. 

PRP Recommendations: 

PRP recommends the proposal responds to the submissions and is amended to address the above concerns, 
including the proposed approach to ESD, and detail how the planning framework for future development will 
ensure high standard of ESD measures can be realised and maintained.  

PRP recommends that the proposal responds to the submissions and demonstrates how recommendations in the 
ESD technical report have been adopted in the proposal. 







o

o

o

o
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Waterloo Metro Quarter State Significant Precinct 
Project Review Panel Meeting – 29 August 2019 

Panel Members Graham Jahn - Director City Planning, Development and Transport, City of Sydney (Chair) 
Ben Hewett - A/ Government Architect, NSW Government Architect’s Office 
Malcolm McDonald - A/ Executive Director, Eastern Harbour City, Greater Sydney, Place & 
Infrastructure DPIE 
Tessa Knox-Grant – A/ Chief Transport Planner, Transport for NSW 
 

Attendees NSW Dept Planning, Industry and Environment 
Brett Whitworth, A/Deputy Secretary Greater Sydney Place and Infrastructure 
Pali Woodruff, Manager, Eastern District 
Adrian Melo, Senior Planning Officer, Eastern District 
Joseph Burraston, Senior Planning Officer, Eastern District 
Russell Hand, Principal Planning Officer, Key Sites Assessments 
 
City of Sydney 
Ben Pechey, Manager Planning Policy 
David Fitzpatrick, Specialist Strategic Planner – Strategic Planning & Urban Design 
Peter-John Cantrill, Program Manager Urban Design 
 

Introduction 
The Project Review Panel (PRP) meeting was held to confirm the adequacy of the Proponents 
Response to Submissions and determine if the project is ready to progress to the assessment 
stage. An overview of the Response to Submissions (RtS) was presented by the Department to the 
PRP.  

The Panel recommended changes to the proposed amendment of Sydney LEP 2012 and the 
preparation of revised Design Guidelines by the PWG to allow the project to progress to the next 
stage 

This Report summarises the recommendations of the Panel.  
  



Project Review Panel Report 
Waterloo Metro Quarter 
Review of the Response to Submissions 

NSW Department of Planning, Industry and Environment | Project Review Panel Meeting of 29 August 2019 | 2 

Land Use 
The Panel notes that the proposed planning framework now includes a minimum non-residential 
floor space provision but that no modification to the concept design is proposed. 

Recommendation  
The panel reiterates its previous advice regarding residential amenity concerns on Botany Road 
and that alternate built forms may reduce overshadowing of Alexandria Park and the proposed 
publicly accessible space.  

In the absence of further evidence demonstrating the proposed noise mitigation measures to be 
applied to address residential amenity issues, there is a risk the maximum gross floor area from 
the proposed FSR controls cannot be achieved through the development application process. 

Amenity 
The Panel notes that no amendment is proposed to the proposed planning framework to address 
previous advice regarding residential amenity concerns and that this issue may be difficult to 
resolve through the concept State Significant Development Application (SSDA) process. 

The Response to Submissions has not provided sufficient information to demonstrate that the 
proposal is capable of adequately addressing the noise generated from Botany Road, whilst also 
addressing the requirements for natural ventilation under the Apartment Design Guideline (ADG). 
The Proponent has not adequately addressed the issues raised in submissions and the previous 
PRP report. 

Recommendation  
The panel reiterates its previous advice, that insufficient information has been provided explaining 
how the proposal is able to adequately address the noise impacts of Botany Road whilst achieving 
the nominated GFA within the proposed building envelopes. The panel notes that this is intended 
to be resolved as part of the SSDA process. 

In the absence of further evidence demonstrating the proposed noise mitigation measures to be 
applied to ensure the development achieves an acceptable level of amenity required by the ADG, 
State Environmental Planning Policy (Infrastructure) 2007 (ISEPP) and Sydney Development 
Control Plan 2012 (Sydney DCP), there is a risk that the maximum gross floor area based on the 
proposed FSR cannot be achieved through the development application process. The panel 
recommends that residential amenity is managed through the Waterloo Metro Quarter Design and 
Amenity Guidelines. 

Built Form 
The panel continues to have concerns around the proposed built form envisaged under the 
concept plan and notes that the proponent has made no substantial built form changes, with the 
exception of the removal of the community facility (Building H). The proposed inclusion of Design 
Guidelines is supported. The Proponent has not adequately addressed the issues raised in 
submissions and the previous PRP report. 
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Recommendation  
The panel reaffirms its previous advice on the proposal relating to built form, in particular to 
address inadequate setbacks of the towers above the podium, poor transition to the surrounding 
context, excessive built form and massing including the unrelieved length of the podium. 

The panel recommends the proposal extend the increased setback along Botany Road to the north 
of the Waterloo Congregational Church for the full length of the block. This could be achieved by 
introducing a setback of 6m from the property boundary in the proposed height maps to ensure: 

• Sufficient deep soil zones to facilitate street tree planting (noting the Premier’s Priority -
Greening our City); 

• Sufficient space for safe pedestrian movements and improved pedestrian amenity; 
• Flexibility of the kerbside space for a range of uses.  

The PRP recommends that further guidance on built form is managed through the Waterloo Metro 
Quarter Design and Amenity Guidelines. 

The panel recommended amendment of the proposed Maximum Height of Buildings Map in 
Sydney LEP 2012 to reduce the maximum height of the southern tower, and to include sun access 
planes to protect sunlight to Alexandria Park at 9am in midwinter, taking into account the existing 
Sydney LEP 2012 height limits 

Open Space / Public Realm 
The panel notes that the concept plan will be updated to remove community building (Building H) 
from the Cope Street Plaza increasing the quantum of publicly accessible open space, with the 
community floor space located elsewhere on the site. This is supported. 

The panel reaffirms its previous comments that the publicly accessible spaces are not considered 
to meet communal space requirements for residents. 

The panel continues to have concerns on the impact of the height of the proposal and subsequent 
overshadowing of Alexandria Park. The Proponent has not adequately addressed the issues raised 
in submissions and the previous PRP report. 

Recommendation  
Insufficient information has been provided regarding the quality of the public spaces to be 
delivered. Concerns regarding the final design and function of these spaces include wind 
conditions, solar access and comfort for future users. The panel notes that this may be an issue 
which is resolved through the Waterloo Metro Quarter Design and Amenity Guidelines. 

The panel reaffirms its previous advice that opportunities to minimise any increase in 
overshadowing of Alexandria Park after 9am in midwinter should be investigated.  

Design Excellence 
The Panel notes the proposed planning framework for the site will now form part of the Sydney 
Local Environmental Plan 2012 (SLEP 2012), but that the Proponent has indicated in the 
Response to Submissions that they will not undertake a competitive design process. 
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Recommendation 
The panel agreed that Clause 6.21(7) of Sydney LEP 2012 should not apply to the project. 
After discussion, the panel agreed that a new design review panel is required, preferably under the 
Government Architect’s State Design Review Panel policy to address design excellence for any 
future detailed development application, and that this should be included in the Waterloo Metro 
Quarter Design and Amenity Guidelines. 

Wind  
The panel notes that minimal additional information has been provided in response to the panel’s 
previous advice concerning wind conditions for pedestrians and in the public domain generally. 
The Proponent has not adequately addressed the issues raised in submissions and the previous 
PRP report. 

Recommendation  
The Project Working Group is to develop a framework around the application of wind criteria which 
will form part of the Waterloo Metro Quarter Design and Amenity Guidelines as follows: 

• At least 50% of the publicly accessible open space to meet the wind criterion for sitting 
• Waiting areas at bus stops and pedestrian crossings to meet the wind criterion for standing.  

Transport Access and Pedestrian Movement  
The panel notes that limited additional information has been provided to adequately address the 
previous advice and recommendations.  

Recommendation 
The panel reaffirms its previous advice and notes that the Design Guidelines will need to be 
updated to include:  

- measures to encourage use of public transport and active transport. 
- consideration of design for adaptive reuse of carparking spaces. 
- encourage the provision of car share spaces and accessible spaces, and includes 

objectives to prioritise active and public transport over the use of private cars 

Parking 
The Panel notes that the RtS does not propose to amend the planning framework and reiterates 
it’s previous advice. The Proponent has not adequately addressed the issues raised in 
submissions and the previous PRP report. 

Recommendation 
The Panel noted that limited justification has been provided in increasing the amount of parking 
proposed from the previously exhibited Explanation of Intended Effect (65 car spaces) to the 
parking rates contained within the draft Development Control Plan (427 car spaces). The Panel 
recommended that the proposed amendments to Sydney LEP 2012 should reflect the position put 
forward by the Proponent in the exhibited Explanation of Intended Effect of 65 car parking spaces. 
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Affordable housing 
The panel notes that the proposal has been amended to confirm that the 5% of total dwellings as 
affordable housing will be provided in perpetuity. Whilst this is supported by the panel, the panel 
previously recommended the proponent should aim to maximise the provision of 5-10% of all 
dwellings as affordable housing in perpetuity in accordance with the Greater Sydney Regional Plan 
and the District Plan. Whilst the Proponent has indicated the intention to provide 70 dwellings (10% 
of total dwellings) as social housing in the RTS, this is not proposed to be secured in the planning 
framework. 

Recommendation 
The panel recommends that either an irrevocable letter of offer from the Proponent or site-specific 
planning provision in Sydney LEP 2012 be applied to ensure that a total of 15% of all residential 
floor space is provided as social and affordable housing.  

Infrastructure / Contributions 
The panel notes that a range of infrastructure will be required to be delivered to support the future 
Metro Station on the site. The Panel reiterates it’s previous advice that the mechanism for 
contributions and to secure public benefits nominated in the Response to Submissions must be 
confirmed. The Proponent has not adequately addressed the issues raised in submissions and the 
previous PRP report. 

Recommendation 
The panel recommends that either an irrevocable letter of offer be provided prior to rezoning or 
Sydney LEP planning provision be applied to ensure that the following infrastructure is delivered:  

- a total of 2,200m2 publicly accessible open space is provided;  
- a 2,000m2 community facility is delivered as part of future development;  
- 15% of all dwellings are provided as affordable / social housing; and  
- full development contributions applicable under Council’s Development Contributions Plan 

2015 are paid.  

Separation of the Waterloo Metro Quarter and Waterloo 
Estate 
The Panel notes that this is an ongoing issue.  

Recommendation 
The panel reaffirms the previous advice and that future planning for the Waterloo Estate will need 
to respond to the final approved planning framework for the Waterloo Metro Quarter, as identified 
in the RtS. 

ESD 
The panel notes the RtS identifies that this will be addressed as part of subsequent SSDA Design 
Guidelines.  
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Recommendation 
The Panel recommends that the ESD commitments made as part of the SSP and supporting 
technical reports are included in the Waterloo Metro Quarter Design and Amenity Guidelines.  

Design Guidelines 
The Panel supports the preparation of Design Guidelines referenced by the RtS The Panel 
recommends that Design Guidelines be prepared by the Project Working Group with support and 
advice from the Panel and as a matter of urgency.  
The Panel noted that the RTS failed to provide new information to address the large majority of 
issues raised in submissions and the previous PRP report. To provide certainty that the identified 
issues will be resolved, the Panel recommended that the Design Guidelines be referenced as a 
matter for consideration within Sydney LEP 2012. The panel noted that there may be difficulties in 
drafting this approach, but that it was distinctly preferable.  
The matters which the Panel believes are appropriate to address as part of the Design Guidelines 
include: 

- Compliance with the Apartment Design Guidelines;   
- Wind impact, noting that the PWG will develop a recommendation for the application of 

criteria;  
- Ensure adequate natural ventilation for dwellings while protecting residents from noise;  
- Solar access for surrounding private residents;  
- Measures to encourage use of public and active transport; 
- Consideration of design for adaptive reuse of carparking spaces;  
- Objectives to encourage the provision of car share spaces and accessible spaces, and 

prioritise active and public transport over the use of private cars; 
- A method of calculating and apportioning car parking provision rates; 
- The setback for improved pedestrian amenity and continuous tree canopy planting to 

Botany Road; 
- Tower setbacks to manage wind impacts; 
- Minimising the increased overshadowing to Alexandria Park; 
- Amenity of the publicly accessible open space; 
- The use and design of the proposed community facilities; and  
- ESD commitments contained within the supporting technical reports for the SSP.  
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