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Public Exhibition ï Planning Proposal ï Waterloo Estate (South) ï Sydney 
Local Environmental Plan 2012 Amendment 

File No: X030481 

Summary 

At a time when the wait list for social housing in NSW is almost 50,000 people, the demand 
for social housing has never been greater. With a five to 10 year waiting period for social 
housing in the City of Sydney, and the extra demand that will be created by the health, social 
and economic impacts of Covid-19, there is a critical need to deliver more social and 
affordable housing in the area.  

Sustainable Sydney 2030 sets a direction to increase the supply of diverse and affordable 
housing for our ever-growing community. The NSW Government's renewal of social housing 
estates is a critical opportunity to help achieve the City's social and affordable housing 
targets, which are based on the maintaining the proportion of social and affordable housing 
in the local area from 2006. The City's recently adopted Local Housing Strategy found that 
almost 2,000 additional social dwellings and about 10,800 affordable dwellings would be 
needed between 2016 and 2036. Social and affordable housing is delivered by the NSW 
Government and other approved housing providers. Without maximising the supply of social 
and affordable housing on NSW Government-owned sites, the relative amount of social and 
affordable housing near the city centre will continue to shrink. 

In November 2019, the NSW Government announced a new approach to precinct planning 
putting greater responsibility for planning in the hands of councils and giving councils and 
communities a greater say. The renewal of several social housing estates in the city, 
including the Waterloo Estate, were identified as council-led rezonings, being projects where 
councils are best placed to deliver the detailed planning within their locale. 

The NSW Land and Housing Corporation (LAHC) submitted a planning proposal request in 
May 2020 to change the planning controls for the southern part of the Waterloo Estate - 
referred to as Waterloo Estate (South). The request included a Planning Justification Report, 
an Urban Design and Public Domain study and a number of other technical studies. The 
planning proposal request is provided at Attachment B. 

Waterloo Estate (South) is bounded by Raglan Street in the north, Cope Street in the west, 
McEvoy Street in the south, and Waterloo Park, Kellick Street, Gibson Street, Wellington 
Street and George Street to the east. It is approximately three kilometres south of Sydney 
Town Hall, one kilometre north of Green Square Town Centre and adjacent the future 
Waterloo Metro station and Waterloo Metro Quarter development. There are currently 749 
social housing dwellings and 120 private dwellings within Waterloo Estate (South). 

The proposed redevelopment of Waterloo Estate (South) is part of the NSW Government 
Communities Plus program, a large scale $22 billion scheme to renew its social housing 
portfolio. 
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The City has assessed the planning proposal request and associated technical studies and 
prepared the Planning Proposal: Waterloo Estate (South) (the Planning Proposal), provided 
at Attachment A. The Planning Proposal is supported by more detailed planning controls in 
the draft Waterloo Estate (South) Design Guide (the draft Design Guide), provided at 
Attachment C. The proposed planning controls will facilitate the following development 
outcomes on Waterloo Estate (South): 

¶ about 230,894 square metres of residential floor space (including future design 
excellence floor space) on LAHC owned sites, facilitating 3,067 dwellings, including 
920 social housing dwellings (30 per cent of all dwellings), 613 affordable housing 
dwellings (20 per cent of all dwellings) and 1,534 market dwellings (50 per cent of all 
dwellings);  

¶ about 19,743 square metres of residential floor space on privately owned sites, 
facilitating about 127 additional market dwellings; 

¶ 10 per cent of affordable housing on LAHC-owned land being provided for Aboriginal 
and Torres Strait Islander households, with existing proportions of Aboriginal and 
Torres Strait Islander households being maintained or increased in social housing; 

¶ a large, appropriately scaled park adjoining Waterloo Metro station of more than two 
hectares and a small park in the south; 

¶ about 18,000 square metres of non-residential floor space, including 13,000 square 
metres for retail and commercial uses and 5,000 square metres for community and 
ancillary facilities on LAHC owned sites;  

¶ three towers of about 30 storeys and most other buildings generally around 8 storeys 
(with some 4 storeys and others up to 13 storeys where development fronts parks or 
George Street); 

¶ new streets and through-site links; and 

¶ a new cycleway along Wellington Street. 

The Planning Proposal has been informed by the technical studies and the Consultation and 
Visioning Report, prepared by Elton Consulting on behalf of LAHC. The Planning Proposal 
facilitates an improved planning and urban design outcome to that proposed by LAHC.  

There are several similarities between the two schemes, including: 

¶ the total floor area achievable under the proposed controls; 

¶ the total dwelling numbers achievable within the built form; 

¶ the amount of non-residential floor area; and 

¶ the size and location of new public open space. 
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LAHC have advised the City they do not support the recommendations/improvements made 
to their planning proposal request to achieve better planning outcomes, citing impacts on 
assumed revenue as their predominant concern. However, the Cityôs Planning Proposal 
achieves good planning outcomes consistent with the NSW Government's objectives to 
renew social housing under the Communities Plus program and the City and the NSW 
Government's shared objectives to increase the supply of social, affordable and market 
housing and achieve better design outcomes in the future. The Planning Proposal has 
retained the overall dwelling yield sought by LAHC but improves the planning and urban 
design outcomes. To achieve this, a range of changes have been made to the Cityôs 
'alternate approach' that was adopted by Council in April 2019. These changes include the 
introduction of three towers and reduced expectations for the amount of social housing to 
align with Communities Plus.  

The provision of public infrastructure required to meet the projected population growth on the 
Waterloo Estate (South) has been the subject of extensive review by the City. The public 
infrastructure needed for the area includes:  

¶ the construction of new streets and through-site links and upgraded existing streets; 

¶ the provision of new open space and its embellishment; and 

¶ adequate community facilities to support the growing population.  

Additional infrastructure costs are associated with the ongoing maintenance and operation of 
open space, recreational and community facilities, flood mitigation works and whether the 
potential for a water recycling facility is realised. 

However, the costs of the essential infrastructure arising from Waterloo Estate (South) are 
expected to exceed contributions received and the City's long-term financial plan and capital 
works plan does not currently incorporate infrastructure delivery costs associated with the 
population growth generated by the Waterloo Estate (South) proposal.  

In addition, Waterloo Estate (South), depending on the value of future stages, is likely to be 
State Significant Development and assessed and determined by the NSW Government. This 
follows changes to the State Environmental Planning Policy (State and Regional 
Development) 2011 on 5 February 2021 to specify that development carried out by or on 
behalf of LAHC with a value of over $100 million is State Significant Development. 

Under the current planning framework, should a stage be identified as State Significant 
Development, contributions will be paid to Infrastructure NSW under the Redfern Waterloo 
Authority Contributions Plan 2006 rather than to the City under its Development 
Contributions Plan 2015. This will be considerably less at 1 percent of construction cost.  

The City requested the NSW Department of Planning, Industry and Environment repeal the 
Plan in 2019 due to the age and redundancy of the plan and the inability for it to deliver 
works. This report recommends the City again write to the Department of Planning, Industry 
and Environment to resolve the matter to ensure contributions are paid to the City under its 
contributions plan. 

  



Transport, Heritage and Planning Committee 15 February 2021 
 

On 27 January 2021, the City received a letter of offer from LAHC to enter into a voluntary 
planning agreement for the delivery of public benefits, including the provision of public 
infrastructure, in conjunction with the redevelopment of Waterloo Estate (South). The letter 
of offer proposes: 

¶ the ódedicationô and embellishment of land for public open space within Waterloo 
Estate (South). However, this is to be offset to the value of $128.5 million against 
future development contributions (including $103 million for the park and $25.7 million 
for embellishment);  

¶ the construction and the dedication of new public roads to Council, to be provided as 
part of the development at no cost to Council; 

¶ the provision of up to 6,700 square metres of community facilities, to be offset to the 
value of $19 million against future development contributions; and 

¶ some sustainability commitments. 

The óofferô is unacceptable for the following reasons: 

¶ it is contingent on LAHC's original, unamended planning proposal request being 
progressed rather than the planning controls in the Cityôs Planning Proposal; 

¶ it claims an unjustified and unreasonable offset for dedicating the open space as park 
land which the City would need to improve and maintain; 

¶ it assumes a financial burden on the City that has not been accounted for in future in 
any capital works planning. 

This report recommends Council continue to negotiate and seek LAHCôs commitment to the 
delivery of public infrastructure at a reasonable contribution offset prior to requesting 
Gateway Determination from the Minster for Planning and Public Spaces. 

The renewal of the Waterloo Estate will result in one of the largest and densest communities 
of its size in Australia and should be designed to last for many generations. The planning 
controls as proposed by LAHC would enable a scale of project that is significantly out of 
context with the surrounding area and will not enable high-quality public domain necessary 
for a project of this scale and density. These important issues are addressed by the City's 
Planning Proposal, which will facilitate much improved planning and urban design outcomes 
consistent with state and local planning strategies.  

This report recommends Council approve the Planning Proposal for submission to the 
Minister for Planning and Public Spaces with a request for Gateway determination, subject to 
a commitment being made for the adequate funding of essential infrastructure arising from 
the redevelopment. Following the issue of a Gateway determination, it is recommended the 
Planning Proposal, draft Design Guide and draft Sydney Development Control Plan: 
Waterloo Estate (South) be placed on public exhibition for an extended consultation period 
of at least 60 days. 
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Recommendation 

It is resolved that: 

(A) Council note Planning Proposal - Waterloo Estate (South), shown at Attachment A 
to the subject report, will create substantial infrastructure demand without an 
appropriate commitment for delivery having been made by Land and Housing 
Corporation; 

(B) the Lord Mayor be requested to write to the NSW Premier, the NSW Minister for 
Planning and Public Spaces and the NSW Minister for Housing, requesting a 
commitment on behalf of the NSW Government to provide the necessary 
infrastructure to support the Cityôs revised planning proposal for the Waterloo Estate 
(South) with an acceptable parkland valuation if dedicated to Council and no offset 
exceeding the contributions otherwise payable;  

(C) the Chief Executive Officer be requested to write to the Secretary of the Department 
of Planning, Industry and Environment to request the repeal the Redfern Waterloo 
Authority Plan 2006 as a matter of urgency; 

(D) Council approve Planning Proposal - Waterloo Estate (South) to be sent the Minister 
for Planning and Public Spaces with a request for gateway determination, once the 
NSW Government has made an appropriate offer for the delivery of the necessary 
infrastructure; 

(E) authority be delegated to the Chief Executive Officer to make any minor variations to 
Planning Proposal - Waterloo Estate (South), in accordance with the gateway 
determination;  

(F) Council approve Planning Proposal - Waterloo Estate (South) for public authority 
consultation and public exhibition in accordance with any conditions imposed under 
the gateway determination for a period not less than 60 days, with the public 
exhibition not commencing until appropriate commitment from the NSW Government 
to provide the necessary infrastructure has been made; 

(G) Council note where a gateway determination requires significant changes to 
Planning Proposal - Waterloo Estate (South), the Planning Proposal will be first 
reported to Council for their consideration prior to public exhibition;  

(H) Council seek authority from the Minister for Planning and Public Spaces to exercise 
the delegation of all the functions under section 3.36 of the Environmental Planning 
and Assessment Act 1979 to make the local environmental plan and to put into 
effect Planning Proposal - Waterloo Estate (South);  

(I) Council approve the draft Design Guide - Waterloo Estate (South) shown at 
Attachment C to the subject report for public authority consultation and public 
exhibition concurrent with the Planning Proposal;  
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(J) Council approve the draft Design Guide - Waterloo Estate (South) shown at 
Attachment C to the subject report as a draft development control plan, that amends 
Sydney Development Control Plan 2012, for public authority consultation and for 
public exhibition concurrent with the Planning Proposal;  

(K) Council approve the draft Sydney Development Control Plan - Waterloo Estate 
(South), shown at Attachment D to the subject report, for public authority 
consultation and public exhibition concurrent with the Planning Proposal; 

(L) authority be delegated to the Chief Executive Officer to make any minor variations to 
the draft Design Guide - Waterloo Estate (South), shown at Attachment C to the 
subject report, and Sydney Development Control Plan - Waterloo Estate (South), 
shown at Attachment D to the subject report, to correct any drafting errors or 
inconsistencies, or to ensure consistency with the Planning Proposal following the 
gateway determination. 

Attachments 

Attachment A. City of Sydney Planning Proposal - Waterloo Estate (South) 

Appendix 1 - Waterloo Estate (South) Urban Design Study (City of 
Sydney) 

Appendix 2 - Waterloo Estate (South) Environmental Wind Assessment 
(City of Sydney) 

Appendix 3 - Waterloo Estate (South) Retail Review (City of Sydney) 

Appendix 4 - Community Facilities Peer Review (CRED) 

Attachment B. Planning Proposal Request ï Introduction (LAHC)  

Appendix 1 - Planning Proposal Request (LAHC) 

Appendix 2 - Planning Proposal Report 

Appendix 3 - Location of Responses to City of Sydney Checklist and 
Study Requirements (LAHC) 

Appendix 4 - Sydney LEP 2012 Maps (LAHC) 

Appendix 5 - Draft Waterloo South DCP (LAHC) 

Appendix 6 - Consistency with Strategic and Statutory Plans (LAHC) 

Appendix 7 - Urban Design and Public Domain Study (LAHC) 

Appendix 8 - 3D Model (LAHC) 

Appendix 9 - Consultation and Visioning Report (LAHC) 

Appendix 10 - Visual Impact Assessment (LAHC) 



Transport, Heritage and Planning Committee 15 February 2021 
 

Appendix 11 - Transport Study (LAHC) 

Appendix 12 - Housing Diversity and Affordability Study (LAHC) 

Appendix 13 - Utilities and Infrastructure Servicing Study (LAHC) 

Appendix 14 - Social Baseline Study (LAHC) 

Appendix 15 - Social Sustainability Study (LAHC) 

Appendix 16 - Climate Change Adaptation Report (LAHC) 

Appendix 17 - Heritage Impact Statement (LAHC) 

Appendix 18 - Aboriginal Cultural Heritage Study (LAHC) 

Appendix 19 - Urban Forest Study (LAHC) 

Appendix 20 - Flora and Fauna Study (LAHC) 

Appendix 21 - ESD Study (LAHC) 

Appendix 22 - Water Quality, Flooding and Stormwater Study (LAHC) 

Appendix 23 - Noise and Vibration Assessment (LAHC) 

Appendix 24 - Air Quality Study (LAHC) 

Appendix 25 - Light Spill Study (LAHC) 

Appendix 26 - Pedestrian Wind Environment Study (LAHC) 

Appendix 27 - Aeronautical Study (LAHC) 

Appendix 28 - Geotechnical and Contamination Study (LAHC) 

Appendix 29 - Population and Demographics Study (LAHC) 

Appendix 30 - Economic Development, Local Retail and Service Study 
(LAHC) 

Appendix 31 - Feasibility and Economic Benefits Letter of Assurance 
(LAHC) 

Appendix 32 - Public Art Plan (LAHC) 

Attachment C. Draft Waterloo Estate (South) Design Guide  

Attachment D. Draft Sydney Development Control Plan 2012 Amendment - Waterloo 
Estate (South) 

Attachment E. Letter of Offer for Public Benefit 

  



Transport, Heritage and Planning Committee 15 February 2021 
 

Background 

1. At a time when the wait list for social housing in NSW is almost 50,000 people, the 
demand for social housing has never been greater. With a 5 to 10 year waiting 
period for social housing in the local area, and the extra demand that will be created 
by the health, social and economic impacts of Covid-19, there is a critical need to 
deliver more social and housing in the City of Sydney. 

2. The Waterloo social housing community is the largest in Australia with over 2,630 
social housing properties, housing 3,650 people in Waterloo. Waterloo has a 
significant population of Aboriginal and Torres Strait Islander peoples, comprising 8 
per cent of the suburb's total population. Redfern/Waterloo is a place of cultural 
significance for First Nation peoples and an entry point for people coming into the 
city for work opportunities, housing and connections with community and family.  

3. Since 2010, a range of schemes have been proposed by the NSW Government for 
the renewal of the Waterloo Estate and nearby sites. These include: 

(a) A draft renewal plan (BEP2) was drawn up for Redfern and Waterloo in 2010 
and was placed on public exhibition by the Redfern Waterloo Authority in 
2011. This plan retained tower buildings but did not propose to refurbish them 
and infilled the remaining sites in Redfern and Waterloo. 

(b) UrbanGrowth released the Urban Transformation Strategy in November 2016 
to guide the renewal of around 50 hectares of government-owned land in and 
around the rail corridor from Central to Erskineville Stations. The Department 
of Family and Community Services and UrbanGrowth started master planning 
the Waterloo Estate to align with the delivery of the new Sydney Metro station. 

(c) In 2017, Waterloo Estate and Waterloo Metro Quarter were declared as two 
State Significant Precincts. This process required the preparation of a State 
Significant Precinct Study to inform new planning controls. Study 
Requirements were issued in 2018 by the (then) NSW Department of 
Planning and Environment as a basis for setting new planning controls. 

(d) In August 2018, the NSW Government released three concept options in a 
brochure for the redevelopment of the Waterloo Estate, proposing up to 7,200 
dwellings, multiple towers of up to 40 storeys, and the redevelopment of 
Waterloo Estate as part of the NSW Governmentôs Communities Plus 
program. The brochure options proposed a mix of 30 per cent social and 65 
per cent private housing and allowed for 5 per cent of new dwellings to be 
delivered as affordable housing. 

(e) After exhibiting three options for the site in 2018, the Land and Housing 
Corporation (LAHC) released its preferred masterplan for the site in January 
2019. The preferred option proposed that existing buildings would be replaced 
by around 6,800 dwellings built over 20 years, with towers of up to 40-storeys 
and a target of 30 per cent social housing and 5 per cent affordable housing. 

4. At an extraordinary meeting on 4 March 2019, the Council endorsed an alternative 
approach for Waterloo Estate and called on the NSW Government to hand over 
planning for the Waterloo Estate and Waterloo Metro Quarter redevelopment to the 
City of Sydney. 
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5. The Council's alternative approach proposed lower building heights, with most 
buildings to be seven to nine storeys with a large park to be provided adjacent to 
the new Metro station. It proposed the 30 storey towers, Matavai and Turanga, and 
two of the four slab block buildings be retained and refurbished. 

6. The Council also resolved there should be more social and affordable housing on 
the site. LAHCôs preferred masterplan was for 5 per cent affordable, 30 per cent 
social housing and 65 per cent private housing. Alternatively, the Council resolved 
that the mix should be 20 per cent affordable housing, 50 per cent social housing 
and 30 per cent private housing.  

7. In the second half of 2019, the Department of Planning, Industry and Environment 
sought to find agreement between the City's alternative approach and LAHC's 
preferred masterplan. In a series of alignment workshops chaired by the NSW 
Government Architect, the City and LAHC endeavoured to find a better urban 
design solution for the site.  

8. Following the alignment workshops, LAHC agreed some key amendments were 
required to the preferred masterplan. These included reducing proposed building 
heights to meet Sydney Airport restrictions and not locating development on land 
they do not own. While these changes reduced the anticipated development yield 
that had been proposed in the preferred masterplan, they were required and agreed 
as they could not reasonably be achieved. 

9. LAHC also made some improvements to their preferred masterplan in response to 
City feedback, including: 

(a) relocation of the proposed open space to the City's preferred location 
(adjacent to the Waterloo Metro station); 

(b) keeping George Street as a street, open, avoiding the diversion of an existing 
regional cycleway; 

(c) widening the southern extension of West Street; and 

(d) introducing additional setbacks to the new east-west street parallel to McEvoy 
Street. 

10. These changes, while welcome, did not address the leading concerns of the City, 
including the number and size of the proposed towers and their adverse 
environmental, social and economic effects, and the proposed street layout with 
narrow streets. 
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11. In November 2019, the current Minister for Planning and Public Spaces announced 
a new approach to precinct planning. As a result, NSW Land and Housing 
Corporation (LAHC) sites previously announced as State Significant Precincts in the 
City of Sydney would now be considered through a local council planning process 
with a request to amend Sydney Local Environmental Plan 2012 (Sydney LEP 
2012). 

12. On 20 February 2020, the City wrote to LAHC with formal pre-lodgement advice 
which set out a range of planning matters to be addressed prior to the submission 
of a planning proposal request. The City advised that LAHC's planning proposal 
request must demonstrate that future development can achieve standards of 
amenity set out in the Apartment Design Guide (ADG), justify the appropriateness 
of the built form, ensure access for people of all abilities, facilitate streets with better 
amenity, deliver appropriate tree canopy coverage, and to consider the 
implementation of a precinct-based approach to sustainability.  

13. In its advice to LAHC, the City also requested LAHC prepare a range of supporting 
technical studies as required by the Study Requirements issued by the Department 
of Planning, Infrastructure and Environment in March 2018 for the Waterloo State 
Significant Precinct. The study requirements were issued before the City was 
handed over planning responsibility for Waterloo Estate, however the City provided 
input into their content. 

14. A planning proposal request was lodged by LAHC with the City of Sydney in May 
2020 to change the planning controls for the southern part of the Waterloo Estate - 
referred to as Waterloo Estate (South). The request included a Planning 
Justification Report, a Design Report and technical studies.  

15. LAHC aims to rezone and redevelop the whole of Waterloo Estate over three 
stages and has identified three precincts: Waterloo South, Waterloo Central and 
Waterloo North. Waterloo Estate (South), which is the subject of LAHCôs planning 
proposal request, has been identified as the first stage for renewal. The three 
precincts within Waterloo Estate, and the adjoining Waterloo Metro Quarter are 
shown in Figure 1 below. 
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Figure 1 Waterloo Estate precincts 
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16. The request differs from the preferred masterplan released by LAHC in January 
2019, taking into consideration some of the matters raised by the City in its 
alternate plan. The request seeks to amend planning controls in Sydney LEP 2012 
and Sydney Development Control Plan 2012 (Sydney DCP 2012) to enable 
development of:  

(a) around 3,048 dwellings on the land owned by LAHC; 

(b) a total of 247 dwellings on privately-owned sites (120 existing and 127 
potential additional dwellings); 

(c) a park adjoining Waterloo Metro station of more than 2 hectares and another 
smaller park in the south of the precinct; 

(d) about 250,000 square metres of floor space (gross floor area) including retail 
and community spaces; 

(e) nine tower buildings between 20 and 32 storeys; 

(f) three tall buildings of 15 storeys and other buildings up to 8 storeys; and 

(g) a housing mix of up to 30 per cent social, 65 per cent market and 5 per cent 
affordable housing. 

17. The City undertook a preliminary assessment of the planning proposal request and 
met with LAHC in June 2020 to discuss the following concerns: 

(a) the number of proposed towers and their effect on wind conditions at ground 
level, sunlight access to streets, visibility from nearby parks and open space 
and suitability in the wider urban context;  

(b) that streets and walkways are not accessible for people of all abilities;  

(c) some narrow streets lacking light and trees;  

(d) dwelling amenity standards not being universally achieved, including 
separations, sun access, cross ventilation; and  

(e) the low proportion of affordable housing on the site. 

18. In consideration of LAHC's request, the City revised its alternate plan, adopted by 
Council in March 2019, as a new draft, to better align with NSW Government's 
Communities Plus program and shared NSW and City objectives for the supply of 
social, affordable and market housing. The Cityôs recommended revision aims to 
achieve almost the same development yield to LAHCôs request using a modified 
street arrangement to improve access and modified building envelopes that reduce 
the number of towers and improve amenity outcomes. 
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19. On the basis of the assessment of LAHC's request and the revisions to the City's 
scheme, the City has prepared the Planning Proposal: Waterloo Estate (South) (the 
Planning Proposal) and draft Waterloo Estate (South) Design Guide (the draft 
Design Guide), that are the subject of this report. The Planning Proposal and draft 
Design Guide:  

(a) maintain a similar residential development yield (around 3,067 dwellings on 
LAHC-owned land) by distributing residential floor space more evenly across 
the site;  

(b) reduce the number of towers in the precinct from nine to three, producing 
better amenity in the surrounding streets necessary for a development 
precinct of this scale and density;  

(c) provide for a minor reduction in street and park dedications to be made, 
resulting in an estimated reduction of about 5,000 square metres from the 
planning proposal request, increasing the available usable site area so that it 
is less intensely developed and reduces the cost of creating the new streets 
and parks; 

(d) contain better streets with more winter sunlight and more space for trees;  

(e) distribute non-residential floor space along George Street, providing a main 
street and better opportunity to integrate service, employment opportunities 
and retail development; 

(f) realign streets and walkways in the south-east corner of the site, enabling 
better access for people with disability; and  

(g) improve the potential amenity of buildings, including sun access and cross 
ventilation performance, ensuring easier future compliance with the NSW 
Governmentôs Apartment Design Guide (ADG).  

20. The City's revision was unanimously supported by the Cityôs Design Advisory Panel 
on 11 June 2020 as an exemplary first response to a complex urban renewal site.  

21. On 20 July 2020, the City sent a letter to LAHC providing further feedback on its 
planning proposal request. LAHC was advised about modifications the City 
intended to make to its request in progressing the Planning Proposal for the 
consideration of Council and the Central Sydney Planning Committee (CSPC).  

22. In addition to the significant improvements made to the planning and urban design 
outcomes on Waterloo Estate (South), the City's letter to LAHC also noted the 
benefits of a built form that provides smaller development lots with greater flexibility 
for involving Community Housing Providers (CHP) in the development of social and 
affordable housing. 

23. The City has since been in ongoing discussion with LAHC to resolve differences in 
the approach to the planning controls for the site. The key issue cited by LAHC is 
the impact the City's revisions will have on the anticipated revenue the NSW 
Government may generate from the development. 
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24. The City's Planning Proposal balances a range of planning considerations with the 

NSW Government's objectives to renew social housing under the Communities Plus 

program and the City and the NSW Government's shared objectives to increase the 

supply of social, affordable and market housing. The City's Planning Proposal has 

retained the overall dwelling yield sought by LAHC but improves the planning and 

urban design outcomes. To achieve this, significant changes have been made to 

the Cityôs alternative approach from March 2019. These changes include the 

introduction of three towers and reduced expectations for social housing to align 

with Communities Plus.  

25. In addition to seeking advice from the City's Design Advisory Panel on the proposal, 
the City invited a number of Australia's most prominent urban designers and 
planners to participate in a Design Challenge Review on 10 November 2020. The 
review was observed by staff of the City of Sydney, Department of Planning, 
Industry and Environment and the NSW Government Architect as well as the 
Greater Sydney Commission's District Commissioner for Eastern City and North 
District. Participants included: 

¶ Ken Maher AO, AIA Gold Medallist 2009 President of the Australian 
Sustainable Built Environment Council and Honorary Professor of Practice 
in the Built Environment Faculty at UNSW, who chaired the review; 

¶ Kerry Clare, AIA Gold Medallist 2010; 

¶ Richard Johnson MBE, AIA Gold Medallist 2008 Professor of Architectural 
Studies in the Built Environment Faculty at the UNSW; 

¶ Professor Nicole Gurran, Chair of Urbanism USYD; 

¶ Peter Mould, NSW Government Architect Emeritus; 

¶ Matthew Pullinger, Acting Commissioner NSW Land and Environment 
Court; 

¶ Rod Simpson, former Environment Commissioner Greater Sydney 
Commission; and 

¶ David Riches, former Head of Projects Infrastructure NSW. 

26. The review panel were asked to critically challenge the Cityôs Alternative Approach 
in relation to LAHC's submitted planning proposal request and were asked whether 
the Cityôs approach delivers sufficiently better design and planning than the 
submitted planning proposal. All panel members agreed that it did and that it was 
preferred. 

27. They concluded the Cityôs approach has a street structure and subdivision pattern 
that is more likely and able to achieve good urban design and that amenity in both 
the public space and the built form is more able to achieve other planning objectives 
including activation of the street, accessibility, social mix and affordable housing.  
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Future Planning Framework 

28. The Planning Proposal, provided at Attachment A, follows the City's assessment of 

LAHC's planning proposal request. The Planning Proposal is to incorporate new 

planning controls into the Sydney LEP 2012 for LAHC-owned sites, which are 

currently subject to the South Sydney LEP 1998, South Sydney Development 

Control Plan 1997 (South Sydney DCP 1997) and Sydney DCP 2012. It will also 

make changes to the planning controls in the Sydney LEP 2012 for the privately-

owned sites in Waterloo Estate (South).  

29. More detailed planning controls for the site are provided in the draft Design Guide, 
at Attachment C. The draft Design Guide has been prepared because the site has 
been identified as State Significant Development under the recent changes to 
planning policy by the Minister. A Design Guide is needed because a development 
control plan is excluded from consideration in the assessment of State Significant 
Development applications. A proposed clause in the Sydney LEP 2012 will require 
the Design Guide to be considered if the subsequent DAs are not delegated to the 
City of Sydney.  

30. It is also recommended the draft Design Guide is simultaneously exhibited as a 
draft amendment to the Sydney DCP 2012.  

31. The draft Design Guide includes site specific planning controls for the Waterloo 
Estate (South), discussed in detail in this report, and also requires the provisions 
contained in the Sydney DCP 2012 be applied where they do not conflict with the 
site-specific provisions. 

32. Complementary amendments are also required to Sydney DCP 2012 to ensure 
consistency across the local government area. Proposed changes include updates 
to maps, incorporation of the locality statement for Waterloo Estate (South) and 
adjustment of other locality statements affected by the changes in the area. The 
draft Sydney Development Control Plan: Waterloo Estate (South) (Draft DCP) is 
provided at Attachment D.  

33. The City of Sydney Development Contributions Plan 2015 currently applies to 
Waterloo Estate (South). It is noted that as the Estate site is identified as State 
Significant Development, contributions will be paid to Infrastructure NSW under the 
Redfern-Waterloo Authority Contributions Plan 2006 (currently one per cent of 
development costs). The City has requested this matter be addressed and resolved 
by the Department as soon as possible to ensure the City's contribution plan 
applies. 

Site details 

34. The site, outlined in blue at Figure 2, forms part of the Waterloo Estate. It is 
bounded by Raglan Street in the north, Cope Street in the west, McEvoy Street in 
the south, and Waterloo Park, Kellick Street, Gibson Street, Wellington Street and 
George Street to the east.  
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Figure 2 Site location 

35. The site comprises 21 separate land holdings, including seven privately-owned 
properties comprising residential, light industrial and commercial development; two 
infrastructure sites owned by the NSW Government; and 12 LAHC-owned 
properties containing social housing apartment blocks. Figure 3 shows the land 
uses distributed across the site. 

Waterloo Estate (South) 
Waterloo Estate 
Waterloo Metro 

Quarter 
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Figure 3 Distribution of existing land uses 

36. The site currently contains:  

(a) Approximately 80,000 square metres of existing residential floor area on 
LAHC-owned land, comprising of 749 social housing dwellings; 

(b) Approximately 12,000 square metres of existing residential floor area on 
privately-owned sites, comprising 120 private dwellings;  

(c) Approximately 3,000 square metres of existing non-residential floor area on 
privately-owned sites; and 

(d) Approximately 60 workers as of the City of Sydney's 2017 Floor Space and 
Employment Survey. 
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37. The Waterloo Estate comprises building forms ranging in scale from taller towers to 
low scale terraces. Waterloo Estate (South) comprises mostly low-rise walk up flats, 
with terrace housing located along the western boundary and medium density 
residential buildings in the eastern portion. The following building types are located 
within all of Waterloo Estate:  

(a) Medium-density - A series of concrete block and reinforced concrete 
structures (Drysdale, Dobell and Camella) ranging from four to seven storeys 
situated in the eastern and southern portions of the site. 

(b) Low rise walk-ups - A series of primarily three storey concrete and brick walk-
up structures with varying orientations situated predominantly in the western 
and southern half of the site. 

(c) Terrace housing - Traditional three storey brick terrace homes situated at the 
western edge of the site. 

(d) Non-residential - Small retailers, vehicle repair shops, commercial office 
spaces and manufacturing/warehouse uses are located throughout the 
Estate. 

(e) Towers - Two 30 storey concrete towers (Turanga and Matavai) comprising 
approximately 200 units each are located north of Raglan Street (Waterloo 
North).  

(f) Residential Slab Buildings - Four 16 storey concrete slab buildings (Marton, 
Daniel Solander, Joseph Banks, James Cook) comprising approximately 200 
units each are located on the northern half of the Estate (Waterloo Central 
and Waterloo North). 
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38. Photographs of the building types are shown in Figure 4 to Figure 12.  

 

Figure 4 An example of three storey walk-up buildings (existing social housing) 

 

Figure 5 An example of a mid-rise building (existing social housing) 
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Figure 6 Mid-rise building named "Dobell" (existing social housing) 

 

Figure 7 An example of a single-storey cottage building containing three dwellings (note the building 
in the background is not part of Waterloo Estate (South) stage 
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Figure 8 LAHC-owned terraces on Cope Street 

 

Figure 9 Non-residential commercial and industrial buildings on Wellington Street 
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Figure 10 Strata residential buildings on Cope Street 

 

Figure 11 óSlabô building located in Waterloo Estate (Central) [existing social housing] 
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Figure 12 óTowerô building located in Waterloo Estate (North) [existing social housing] 

39. There are currently no formalised public parks within the whole of Waterloo Estate. 
Existing open space areas are LAHC owned and predominantly private or 
communal open space for residents. The northern open lawn areas are publicly 
accessible providing facilities such as bench seating co-located under or near tree 
clusters. Waterloo Green is part of the open space network within the Estate, and is 
a publicly accessible, LAHC-owned space. Semi-enclosed open space to the west 
and east of the open lawn areas provide facilities such as community gardens, 
barbecue areas, outdoor fitness equipment and play spaces for local residents. 
These open space areas are not Council-owned and are not maintained consistent 
with Council's levels of service but function as de facto local or neighbourhood 
parks.  

Site context 

40. The site is located within the City of Sydney local government area, approximately 
three kilometres south of Sydney Town Hall and one kilometre north of Green 
Square Town Centre. As shown in Figure 13 below, the site is broadly located 
between Redfern in the north and Green Square Town Centre to the south, with 
Alexandria to the west and the northern parts of the Green Square Urban Renewal 
Area to the east. 
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Figure 13 Site context 
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41. Adjacent to the northern portion of the site is the future Waterloo Metro station and 
Waterloo Metro Quarter development. The proximity of the Metro site is shown in 
Figure 14. The latest State Significant Development concept proposal is for two 
mid-rise buildings of nine storeys above the Metro station buildings along Cope 
Street, and three towers of 17, 24 and 25 storeys along Botany Road, above an 
underground station on the Sydney Metro line. The proposal includes 70 social and 
24 affordable housing dwellings.  

 

Figure 14 Waterloo Metro site on Cope Street (right) and Waterloo Estate (South) (left) 

42. The former Australian Technology Park (ATP), now known as South Eveleigh, is 
within walking distance of the site. ATP is a growing centre for employment and has 
seen significant addition of commercial and retail floor area in recent years, with 
more planned in the near future. 

43. Green Square Town Centre is close to the site and offers 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. 
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44. The locality has undergone change in recent years, including significant 
redevelopment along Bourke, Lachlan and Danks Streets. These new 
developments have resulted in change to the character and density of the area as 
well as changes to the resident population, including attracting more tertiary 
students, people from culturally and linguistically diverse backgrounds, 
professionals, young families, couples without children as well as some older 
people looking to age in place. 

Existing planning controls  

45. The statutory planning controls for the site are currently contained in Sydney LEP 
2012 and South Sydney Local Environmental Plan 1998 (South Sydney LEP 1998), 
with additional planning controls contained in the Sydney Development Control Plan 
2012 and the South Sydney Development Control Plan 1997. Key planning controls 
applying to the site are provided at Table 1. 

Planning control LAHC owned sites Privately owned sites 

Zoning Zone No 2 (b) ï 
Residential (Medium 
Density). 

Part of the site is 
identified within the Rail 
Access Corporation 
Consultation Area, which 
is the approximate 
location of the Airport 
Line tunnel under the 
site. This has been 
superseded by referrals 
to Transport for NSW 
which are done routinely. 

R1 ï General Residential. 

Height  Those sites west of 
George Street are 9 
metres, and east of 
George Street are 15 
metres. 

18 metres for the lots on 
West Street and 
Wellington Street, and 15 
metres for the lots on 
Cope Street. 

Floor space ratio 1.5:1  1.75:1 

Table 1 Current planning controls applying to Waterloo Estate (South) 
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46. The site has five local heritage listed items within its boundaries, including: 

(a) Item 2085: Duke of Wellington Hotel including interior at 291 George Street, 
Waterloo Local historic, aesthetic and social significance. Good example of 
inter-war Free Classical style hotels with a prominent corner location. There 
has been a hotel of the same name at the site since 1876 and has close 
associations with development of the Waterloo area. The building was 
converted into a five storey residential apartment building in 2015 and is no 
longer a public bar. Photo of site as of 24 November 2020 is shown at Figure 
15. 

 

Figure 15 Duke of Wellington Hotel, with associated residential development 

(b) Item 2086: Electricity substation No. 174 at 336 George Street, Waterloo 
Modest red face brick inter-war electricity substation. Built in 1925 by the 
Municipal Council of Sydney to expand electricity supply to the suburbs and 
serve the growing industrial and manufacturing base of South Sydney. It is 
still being used as a substation, and now features a mobile phone tower. 
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(c) Item 2077: Former Waterloo Pre-school including interior at 225 Cope Street, 
Waterloo. Originally the Waterloo Congregational Chapel in 1870, then the 
Waterloo Ragged School in 1887, and between 1928 and 1997 the Sydney 
City Mission Waterloo Kindergarten. The building has historic, social and 
aesthetic significance, providing moral support and education for the 
underprivileged local residents, particularly the children of the poor, during a 
period when Waterloo was one of the most disadvantaged areas in Sydney. It 
is currently being used as a private residence. 

(d) Item 2078: Terraces houses at 229-231 Cope Street, Waterloo 
Two storey Victorian terrace houses, featuring pitched roofs, French doors 
flanked with windows at first level and two windows at ground level, and two 
chimneys standing on the middle of the ridge. A lasting example of 19th 
Century residences in Waterloo prior to development of Waterloo Estate and 
may have associations with the former Waterloo Pre-school next door. 

47. The site also contains a state heritage listed high pressure water tunnel running 
beneath the south of the site.  

48. There are a number of local and state heritage listed items in proximity to the site. 
Figure 16 shows the location of the site with respect to local heritage listed items. 

49. The site adjoins the Waterloo heritage conservation area, covering the area 
between Pitt Street and Morehead Street, Phillip Street and McEvoy Street, except 
ñKensington Mewsò on the corner of Morehead Street and McEvoy Street, and 74-
76 Wellington Street, a LAHC-owned property. 

50. The conservation area includes several mid- to late-Victorian era subdivisions, the 
largest and most intact being the c1880s ñVictoria Townò subdivision between 
Phillip Street, Morehead Street, Wellington Street and Elizabeth Street, consisting 
of highly intact groups of terrace houses development. Elizabeth Street forms the 
spine of the area, with shopfronts and civic buildings, including Mount Carmel, the 
Uniting Church and former Waterloo Town Hall. 

51. The statement of significance for the Waterloo conservation area notes the 
development on the Estate, particularly the current large-scale social housing, 
affects the integrity of the conservation area. 

52. The site is also within proximity of Redfern Estate, Zetland Estate, Alexandria Park 
and North Alexandria Industrial heritage conservation areas. 
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Figure 16 Heritage items and conservation areas 

Community consultation undertaken by LAHC 

53. In 2017, LAHC undertook consultation with more than 1,500 residents, members of 
the community and other key stakeholders to prepare a vision for the 
redevelopment of the Waterloo Estate.  

54. Using the feedback from the visioning phase, three redevelopment options were 
presented in the second stage of consultation in 2018. More than 1,000 members of 
the community and other interested stakeholders were involved, providing feedback 
on three potential options for the Waterloo Estate.   

55. The Consultation and Visioning Report prepared by Elton Consultancy on behalf of 
LAHC provides an outline of the communityôs views and concerns regarding the 
three potential masterplans. A summary of the feedback from participants is as 
follows: 

(a) Density: Concerns with the proposed densities on the site were raised, with 
some people proposing a lower density as being more appropriate for the site. 
People were concerned about overshadowing, the impact on surrounding 
areas, amenity and potential strain on services and facilities. Some people 
thought that if redevelopment was to occur at the proposed densities, that 
more open space, services and affordable and social housing should be 
provided. 
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(b) Building height: There were mixed views on the building heights in the three 
development options. It noted the preferred plan should seek to maximise 
amenity and minimise impacts for residents of the site and surrounding area. 
Key issues include maximising solar access and addressing potential wind 
effects. 

(c) Social and affordable housing: The Report provides limited guidance about 
what the community understands to be an appropriate amount of social and 
affordable housing. There were some respondents that supported more 
market housing being provided on the site, but also some respondents who 
felt that given the proposed densities, more affordable and social housing 
should be provided.  

(d) Community facilities: Community facilities were identified as a high priority for 
the redevelopment to help bring people together, support social interaction 
and provide opportunities for learning, growth and leadership. Participants 
expressed a desire for Waterloo to include a range of spaces to support 
community life including places for residents to meet, socialise and gather for 
larger scale events.  

(e) Aboriginal culture and heritage: Participants in the consultation expressed a 

strong desire for the redevelopment to recognise and celebrate Aboriginal 

culture and heritage as intrinsic to the past, present and future of Waterloo as 

a place and community. Dedicated Aboriginal affordable housing was 

regarded as important to ensure that Waterloo remains a place that First 

Nations residents can call home. 

(f) Commercial floor area: Participants were supportive of community facilities, 
services and shops to create a centre of activity. There was a preference for 
there to be clusters or hubs of community facilities, services and shops but 
also with some spread throughout the site for ease of access. They placed a 
strong importance on affordability of retail options to prevent gentrification and 
exclusion of existing residents, particularly social housing residents. They 
expressed desire for economic development opportunities for the Aboriginal 
community, including space for events, workshops and retail shopfronts, as 
well as economic development activities highlighting Indigenous-owned 
businesses.  

(g) Access and connectivity: Feedback included that community facilities, 
services and shops should be located within easy access of homes to create 
small óvillagesô and support a walkable neighbourhood. It was noted that the 
elderly, people with disability and families with children require consideration 
to support a high level of access across the precinct for all. 

(h) Sustainability: Feedback emphasised the importance of the redevelopment 
supporting environmentally sustainable outcomes, including designing new 
buildings for reduced running costs through good solar access, cross flow 
ventilation and renewable energy initiatives.  

56. Feedback from the options testing phase of consultation was used to inform 
preparation of the 'preferred masterplan' that was released for public comment in 
January 2019. 
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57. In preparing the Planning Proposal the City closely considered the outcomes of the 
consultation and has sought to address the key concerns raised by the community. 
The City's engagement with the community is ongoing and is described in more 
detail later in this report.    

Planning proposal request submitted by LAHC 

58. A planning proposal request (the request) was submitted by LAHC in May 2020 to 
change the planning controls that apply to the Waterloo Estate (South). The request 
is shown at Attachment B. LAHC have indicated later requests will be made for 
Waterloo Estate (Central) and Waterloo Estate (North). 

59. The request applies to both LAHC-owned land and privately-owned land and is to 
facilitate the redevelopment of the site for the following: 

(a) nine tall tower buildings between 20 and 32 storeys and three tall buildings of 
15 storeys and other buildings up to 8 storeys; 

(b) approximately 257,000 square metres of floor area on the LAHC-owned land, 
comprising: 

¶ about 239,100 square metres of residential accommodation, providing 
for approximately 3,048 dwellings (comprising up to 30 per cent social 
and 70 per cent private, including 5 per cent affordable housing);  

¶ about 11,200 square metres for commercial premises including, but not 
limited to, supermarkets, shops, food and drink premises and health 
facilities, mainly located within a new local retail hub; and  

¶ about 6,700 square metres of community facilities. 

(c) public open space, comprising:  

¶ a large park located in the centre of the wider Waterloo Estate next to 
the Waterloo Metro station; and 

¶ a smaller park located in the south of the precinct.  

(d) new streets.  

60. The indicative masterplan for Waterloo Estate (South) included with LAHC's 
planning proposal request, is provided at Figure 17. It shows proposed building 
heights, the location of proposed open space and future road network.  
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Figure 17 Planning proposal request - indicative masterplan (see Appendix 7 of Attachment B) 

61. The request was supported by 27 technical studies and reports, that are provided 
as appendices to Attachment B and discussed in more detail below. 

Communities Plus 

62. The redevelopment of Waterloo Estate (South) is part of the NSW Governmentôs 
Communities Plus program, a large scale $22 billion scheme to renew its social 
housing portfolio. 
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63. The NSW Government's 'Future Directions for Social Housing in NSW' (2016) 
(Future Directions) sets out its vision for social housing, with a 10-year plan to drive 
better social housing outcomes. It says that over the next 10 years the Department 
of Family and Community Services (now the Department of Communities and 
Justice), will: 

(a) work with the non-government and private sector to deliver 23,000 new and 
replacement social homes through the Communities Plus program, with an 
additional 40,000 new private market homes also delivered through the 
program; 

(b) transfer management of government-owned homes to the non-government 
sector, moving from around 18 per cent to 35 per cent of all social housing in 
NSW being managed by the Community Housing sector; and 

(c) continue to introduce measures to make sure social housing meets the 
changing needs of tenants. 

64. Future Directions establishes the Communities Plus program as the mechanism by 
which LAHC properties will 'renew and grow supplyô of social housing. The Program 
leverages the value of LAHC's existing portfolio by engaging private sector 
developers and community housing providers (CHPs) to design, fund, build and 
manage social (affordable rental) and private housing. 

65. Large redevelopments generally target a 70:30 ratio of private to social housing, 
with an increased number of social housing where practicable. No allowance is 
made in the Communities Plus program for the provisions of affordable housing 
which, if provided, is a component of the 70 per cent of private dwellings. 

66. The Social Sustainability Report, prepared by Elton Consulting on behalf of LAHC 
and appended to the planning proposal request, says redeveloping current sites will 
offer tenants better quality social housing in mixed communities, with a combination 
of social housing and private rental tenants living in the same area. It also says 
redeveloped properties will ensure new and improved housing that is better 
designed to suit tenantsô needs and will be close to amenities, transport, education 
and employment. 

Revised scheme - The City's Planning Proposal 

67. The City has assessed the planning proposal request and 27 associated technical 
studies submitted by LAHC in May 2020 and prepared the Planning Proposal: 
Waterloo Estate (South), which is the subject of this report. The Cityôs Planning 
Proposal facilitates a different form factor (built form) to that proposed by LAHC but 
with similar development yields between the two schemes.   

68. In preparing the Planning Proposal, the City was informed by the technical studies 
and the Consultation and Visioning Report, prepared by Elton Consulting on behalf 
of LAHC and shown at the appendices of Attachment B. Given the similarities 
between LAHC's planning proposal request and the Planning Proposal, most of the 
technical studies provided relevant guidance and do not require update to inform 
the Planning Proposal. 
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69. The City's Planning Proposal makes significant changes to the built form and the 
location of non-residential floor area proposed by LAHC, and as such an Urban 
Design Study, an updated Wind Impact Study, a retail review and a peer review of 
LAHCs social sustainability report  has been prepared by the City, shown at the 
appendices to Attachment A).  

Key Development Outcomes 

70. The planning controls proposed in the Planning Proposal and draft Design Guide 
will facilitate the following key outcomes for Waterloo Estate (South): 

(a) about 249,000 square metres of floor area, including about 18,000 square 
metres of non-residential floor area for retail, commercial and community 
uses; 

(b) about 3,067 dwellings on LAHC-owned land, including:  

(i) 920 social housing dwellings (30 per cent of all dwellings);  

(ii) 613 affordable dwellings (20 per cent of all dwellings); and 

(iii) 1,534 market dwellings (50 per cent of all dwellings). 

(c) approximately 247 total market dwellings on privately owned sites, comprising 
127 new dwellings, replacement of 104 dwellings and retention of 16 existing 
dwellings;  

(d) 10 per cent of affordable housing on LAHC-owned land being provided for 
Aboriginal and Torres Strait Islander households, with current proportions of 
Aboriginal and Torres Strait Islander households being maintained or 
increased in social housing; 

(e) a large park adjoining Waterloo Metro station of more than two hectares and a 
small park in the south of the site; 

(f) three towers of about 30 storeys and most other building generally around 8 
storeys (with some 4 storeys and others up to 13 storeys where development 
fronts parks or on George Street); 

(g) new streets and through site links; and 

(h) a new cycleway along Wellington Street. 

Development Outcomes  

71. The following details the development outcomes arising from the Planning Proposal 
and draft Design Guide. 
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Planning and Design Principles 

72. The following principles have guided the intended development outcomes and 
proposed planning controls for Waterloo Estate (South).  

(a) Diverse land uses to support a diverse community: 

(i) Capitalise on the proximity of Waterloo Metro station by creating a 
vibrant mixed-use neighbourhood that blends residential, retail, 
commercial, community and recreational uses.  

(ii) Provide a range of dwelling types and housing choices to accommodate 
mixed tenure development that support a range of households and 
living choices. 

(iii) Development will respond to the existing surrounding local character 
and its history, particularly its significance as an urban meeting place for 
Aboriginal and Torres Strait Islander people. 

(iv) Design non-residential spaces to accommodate a range of commercial 
and retail activities, that may change over time in response to 
community needs.  

(v) Meet the objectives of the City of Sydney Local Strategic Planning 
Statement and Housing Strategy by ensuring that at least 20% of all 
floor space to be allocated as affordable housing dwellings.  

(vi) Ensure alignment with the NSW State Governmentôs Communities Plus 
policy by ensuring a minimum of 30 per cent of all residential floor space 
to be allocated to social housing dwellings. 

(vii) Retail spaces and local services need to be provided which can meet 
the local daily shopping needs of a dense residential population. 

(viii) George Street is to become the focal point of pedestrian and 
commercial activity, and will have continuous ground level retail, 
commercial and community uses. This facilitates a main retail street 
environment that contributes to the identity, activation and vibrancy of 
the area.  

(ix) Provide additional retail opportunities in a continuous retail frontage 
along McEvoy Street with retail ground floor to tower buildings. 

(b) The right type, height and scale of buildings for Waterloo: 

(i) Building heights will respond to the hierarchy of streets and open 
spaces with taller buildings facing parks and George Street. 

(ii) Building forms, their separation, and orientation will promote sunlight 
into streets, open sky views from the streets, and will minimise wind 
effects. 

(iii) Tower forms are limited to the southern part of the precinct near 
McEvoy Street to minimise overshadowing impacts to open space and 
surrounding residential properties. 



Transport, Heritage and Planning Committee 15 February 2021 
 

(iv) To ensure an appropriate setting for heritage items on Cope Street, 
heights are limited to two storeys between Cope and Cooper streets 
closer to these items. 

(v) Multiple buildings along each street block will promote architectural 
diversity. 

(vi) The built form and land uses will be located to manage noise, pollution 
(particularly along McEvoy Street) and other potential land use conflicts 
as best as possible. 

(vii) Development intensity will be spread evenly across the precinct to 
eliminate very high peaks of development and provide equity between 
sites. 

(viii) All residential development, irrespective of tenure, will be of high quality.   

(c) Streets prioritise pedestrians and cyclists:   

(i) existing large street blocks will be subdivided to form a finer grained 
street network. 

(ii) the precinct includes a permeable network of streets, pedestrian links, 
public open space and cycle connections that: respond to key 
connections within and surrounding the locality; accommodate multiple 
users and needs; are accessible for people of all abilities; maximise 
opportunities for walking and cycling; maximise the safety of vulnerable 
users; require slow traffic speeds; respond to stormwater management 
considerations; and respond local traffic and access requirements. 

(iii) George Street is the main street of the community, with a continuous 
ground floor active frontage (including a large supermarket) and 
awnings. 

(iv) maintain and expand the Cityôs regional bike network by retaining the 
regional north-south connection along George Street and implementing 
a new regional east-west connection along Wellington Street. 

(v) street orientation and widths are to maximise sunlight at street level; 
and 

(vi) streets are to provide high quality streetscapes, new footpaths, tree 
planting and street furniture. 

(d) Public parks and community facilities will provide for the communityôs diverse 
needs: 

(i) a large main park of over 2 hectares, adjacent to the new Waterloo 
Metro station will be the focus of community recreational activity. 

(ii) the main park will be flat; open and welcoming; provide opportunity for a 
range of recreational opportunities; active day and night and highly 
accessible to public transport, cyclists and pedestrians. 
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(iii) a smaller park is to be provided in the south of the precinct on flat land 
surrounded forming a square and will be a place for smaller scale but 
similarly diverse activity; and 

(iv) community facilities will be provided close to active public space. 

(e) Create a green, low-carbon precinct that is resilient to climate change:  

(i) Retain and protect established trees, and plant new trees to provide 
shade and good amenity. 

(ii) Landscaping is to assist in the management of stormwater quality.  

(iii) Create a strong and consistent landscape character throughout the 
precinct. 

(iv) To ensure that buildings are resilient and sustainable, their width and 
floorplates are sized to fit the lots and are ideal for natural cross 
ventilation and daylight. 

Urban strategy 

73. The urban strategy from the draft Design Guide, shown at Figure 18 shows the 
location of new parks, the distribution of building heights, modified street layout and 
opportunity sites for community uses. 
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Figure 18 Urban strategy 
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Building height and form 

Provisions in Sydney LEP 2012 

74. The Planning Proposal is to amend the Height of Buildings map in Sydney LEP 
2012 to allow building heights primarily ranging between 9 metres to 48 metres 
across the site. The majority of buildings will be no more than 35 metres in height 
(13 storeys), with the three tower buildings to the south of the site being about 105 
metres (30 storeys). Allowance may also be made for rooftop solar panels to 
penetrate the mapped maximum building height if no additional visual and amenity 
impacts will result.    

75. Figure 19 shows building heights distributed across the site. Most of the building 
heights on the map are to be shown in metres, however the three towers at the 
south of the site are shown as Reduced Levels (RLs) due to their relationship with 
the maximum RLs established by Sydney Airport for Procedures for Air Navigation 
Services - Aircraft Operations (PANS-OPS).  
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Figure 19 Proposed Height of Buildings Map (LEP) 
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76. The proposed heights in the Planning Proposal will result in a distribution of heights 
as shown in the cross section at 

Figure 20. 

Figure 20 Proposed heights - cross section through south of site 

Additional requirements in Waterloo Estate (South) Design Guide 
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77. The draft Design Guide provides more detailed guidance on building height in 
storeys and street wall heights, shown at Figure 21. 

 

Figure 21 Height in storeys (draft Design Guide) 
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78. The draft Design Guide includes the following additional guidance on building 
heights: 

(a) a table is provided showing the relationship between building height in storeys 
(draft Design Guide) and building height in metres (Sydney LEP 2012); 

(b) minimum floor-to-floor and floor-to-ceiling heights are specified for residential 
and non-residential uses; 

(c) provision for variation to the location and distribution of heights within street 
blocks where it can be demonstrated there will be improved sun access to 
public space and to residential properties, and compliance with the Apartment 
Design Guide; and 

(d) provisions for tall buildings to include design elements to minimise wind 
impacts generated by towers.    

Wind impacts 

79. The planning proposal request prepared by LAHC contains a large number of tall 
buildings. Tall buildings may produce wind environments at ground level in public 
space, parks and streets that are not comfortable and may not be safe for people. 
The Pedestrian Wind Environment Study submitted with LAHC's planning proposal 
request showed a number of exceedances of the safety and walking comfort criteria 
(shown in Figure 22Error! Reference source not found.) with the majority of 
exceedances located around the perimeter of the precinct close to high rise towers. 
The exceedances of the safety criterion are all caused by the strong prevailing wind 
directions from the north-east, south and west. The wind report made some 
recommendations that may mitigate the wind conditions in these areas but they 
were not included in the planning proposal. 
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Figure 22 Wind impacts of LAHC's planning proposal request (see Appendix 26 to Attachment B) 

80. The windy conditions experienced along Pitt and McEvoy Streets are generally due 
to the flow being channelled along the wall of taller buildings relative to the 
surroundings. It should be noted that McEvoy Street was generally bounded by 
eight storey buildings, with a 15 storey building on the Cope Street corner, and still 
resulted in strong wind conditions. This is the reason to slowly build-up the height of 
the buildings towards the middle of the new developed area. 

81. The comfort wind conditions at majority of open areas were assessed against the 
walking criterion, only the north half of the Village Green was assessed against the 
pedestrian standing criterion. Most of the locations between buildings were close to 
the walking criterion and therefore would be expected to be associated with the 
wind speed associated with pedestrian sitting for only about 50 per cent of the time.  

82. The City's Planning Proposal contains three towers that have been designed to 
minimise the effects of wind down wash discharging into heavily trafficked 
pedestrian accessible areas. These measures to address wind effects include: 

(a) setting back the buildings above lower scale buildings from the south by a 
minimum of nine metres; 

(b) rounding the corners of the towers; 

(c) continuous awnings to retail frontages and building entries on all sides of the 
towers that adjoin public space, streets and walkways; and 
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(d) open floors between half and two thirds the tower height for at least the 
equivalent of three floors high. 

83. To inform the built form and building layout proposed in the Planning Proposal, the 
City has undertaken additional wind consideration as shown at Appendix 2 to 
Attachment A. The study shows one point to the south west of the south western 
tower remains a potential concern due to its exposure to the west and the City has 
adjusted the building layout to mitigate this.  

How does the Planning Proposal differ from the planning proposal request made by LAHC? 

84. The LAHC request seeks to amend building height controls to allow tower building 
heights of up to RL 126.40 metres to enable the development of nine towers 
between 20 and 32 storeys, three 15 storey buildings, and other buildings up to 
eight storeys.  A single maximum building height is proposed to be mapped for each 
street block in LAHCôs proposal. Maximum heights are based on the tallest building 
in each block under LAHCôs indicative concept proposal. 

85. LAHC's planning proposal request would result in a predominantly high-rise precinct 
that would have significant impact on the amenity of Waterloo Estate (South) and 
will be out of character with the area.  

86. In contrast, building heights proposed by the Planning Proposal will result in 
substantially different building form, reducing the number of tall buildings (over 20 
storeys) from nine to three, and more evenly distributing height across the precinct. 
The difference can be observed comparing Figure 21 above in this report, and 
Figure 23 below. 
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Figure 23 Building height in storeys from LAHC's planning proposal request 

87. The relative merits of heights proposed by LAHC and the Planning Proposal are 
explored in the Waterloo Estate (South) Urban Design Study, shown at Appendix 1 
to Attachment A. While both LAHC's planning proposal request and the City's 
Planning Proposal result in a similar floor area and number of dwellings, the 
summary and figures below demonstrate the relative impact the different 
approaches have on the urban environment: 

(a) A place for people - the Planning Proposal results in a more human scale with 
better sunlight to the street. Figure 24 shows the view looking south along 
George Street based on the Cityôs Planning Proposal. This shows the 
generous setback along the east side of George Street which will be filled with 
trees, outdoor dining and goods display. Figure 25 shows the view looking 
south east across the new large park. Figure 26 shows a comparative cross 
section of a typical street and Figure 27 demonstrates the greater level of 
sunlight access to streets in the Planning Proposal (on the left), compared to 
LAHCôs proposal (on the right).  
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Figure 24 Possible view looking south along George Street ï Indicative City of Sydney Planning 
Proposal 
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Figure 25 Possible view looking south east across the new large park ï Indicative City of Sydney 
Planning Proposal 

 

 

Figure 26 Comparative section through site 




