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     29 April 2022 
 

Submission Waterloo Estate (South) PP-2021-3265 

 

Prepared by Jenny Leong MP and Clr Sylvie Ellsmore on behalf of The Greens. 
 

We make this submission on behalf of The Greens noting that the proposed plan for 

Waterloo South comes some six years after the NSW government first announced that the 

Waterloo Estate would be redeveloped.  

 

During this period Waterloo residents and community members have been notified that they 

will lose their homes, lived with the stress and uncertainty of the proposed redevelopment, 

have had to digest and respond to a large number of options and master plans as well as a 

change in the planning authority from the City of Sydney for three years from 2019-2021, to 

the Department of Planning and Environment. These changes and the drawn-out process 

has led to an unacceptably high level of anxiety and confusion for residents and the local 

community.  

 

The Greens do not support NSW Land and Housing Corporation’s Planning Proposal for 

Waterloo South which seeks to greatly intensify the land use on this site with a minimal 

increase in public and affordable housing.  

 

It is essential we see a massive investment from all levels of government to increase public, 

social and affordable housing to address the growing housing and inequality crisis faced by 

so many in our communities. 

  

Privatisation of Public Housing  

 

Since the redevelopment of Waterloo Estate was first announced in 2016, the chronic lack of 

public, social and affordable housing in Sydney and throughout NSW has intensified.  

 

If this project proceeds, a government housing project of this size representing a once in a 

generation opportunity to address the housing crisis by significantly increasing the amount of 

public, social and affordable housing in Sydney, will be lost. Disgracefully, what is proposed 

is the large-scale privatisation of this publicly owned land with a very small increase in social 

and affordable housing - and a seeming loss of public housing.  

 

We note that this proposal does not even meet the NSW Government's Future Directions 

policy and the Communities Plus formula of delivering 30% social housing in such 

redevelopments.  

 

Along with many in the community, The Greens do not accept the privatisation of any part of 

this site and reject the proposal’s mediocre plans to increase the existing number of social 

housing dwellings by 100.  We are astounded that the massive increase in density which is 

proposed on the site from 739 units to between 3,012 - 3,300 units does not include a 
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significant number of public and affordable dwellings but offers only 847 social housing units 

and 227 affordable housing units. 

 

Communities Plus doesn’t work for community need 

 

The FACS Communities Plus formula which splits redevelopments of public housing in NSW 

into a 70 percent private / 30 percent social ratio represents a failure of the NSW 

Government to address the chronic lack of public, social and affordable housing in this state 

and to make the necessary investment to rectify this situation. The government’s rationale to 

make the delivery of new social housing cost neutral and to provide a surplus (as is the case 

with all such developments in the inner city of Sydney), is one which is driving the wholesale 

loss of public land and the opportunity to use this land to address the current chronic lack of 

public and affordable housing in this area of Sydney.  

 

The Communities Plus model has been challenged on economic and financial grounds in the 

November 2021 paper for Shelter NSW, ‘Reimagining the Economics of Public Housing at 

Waterloo’ by Cameron K. Murray and Professor Peter Phibbs which states that, “To date, 

investment in new public housing has been considered as a cost only. But housing (even 

public housing) is an asset that generates a return over time in the form of rental income and 

capital gains. Ignoring these asset returns is a key economic issue with the LAHC self-fund 

development model.” 

 

The Greens reject the use of the Communities Plus formula and note that this proposal does 

not in fact even provide for 30 percent public housing but rather only allocates 26.5 percent 

of the residential floor space for this use. The very low number of new social housing 

dwellings is in stark contrast with the increased density on the site.  

 

This proposal has taken the City of Sydney’s design excellence 10 percent floor space 

bonus and added, rather than included it into the maximum floor space which was previously 

confirmed by the Minister’s Independent Advisory Group. This has resulted in an increase of 

some 25,000 square metres of extra floor space on LAHC sites and an increase of 4,200 

square metres on privately owned sites - with no design excellence requirements and no 

increase in public or affordable housing yields. This is an unacceptable increase in density 

on the site which appears to be a further attempt to increase the financial gain from the site 

at the expense of our community and public housing tenants and those many thousands of 

people on the public housing waiting list.  

 

The government’s claim that a better social mix is obtained by application of the 

Communities Plus model is not based on any research nor supported by peak housing 

organisations. This claim is also made redundant in this proposal as the buildings contain 

enclosed courtyards and are sealed off from public thoroughfares on the plan. The proposed 

through site links and easements are narrow and are not designed to accommodate social 

interaction but rather to offer minimum access for pedestrians and residents and maximum 

land for building footprints.  

https://shelternsw.us12.list-manage.com/track/click?u=40560058b01899e30b1294fd8&id=012c5c1927&e=f343549bb9
https://shelternsw.us12.list-manage.com/track/click?u=40560058b01899e30b1294fd8&id=012c5c1927&e=f343549bb9
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Need for a social impact assessment and detailed mapping 

 

The proposal does not include a social impact assessment or plan which would look at the 

existing and proposed density on this site and the existing and proposed residents in terms 

of the impacts of such an increase in density on the site and how these changes will work for 

the public housing community.  

 

Key researchers have called attention to the lack of such a social impact study and 

assessment and the demography of the existing social housing tenants and those on the 

waiting list.  

 

Social impact assessment and planning is particularly important at this initial stage given that 

the high density nature of the proposed new development will place diverse communities in 

very close contact and given that the Waterloo Estate public housing community includes a 

large number of public housing tenants with diverse and complex needs, including in the 

adjoining high density public housing. There is no precedent in Australia for creation of high 

level density of mixed housing with vulnerable communities, but overseas examples suggest 

a high risk of community conflict if not addressed at the stage of planning and design.  

 

If it were to proceed, this development should prioritise the aim of achieving the best 

outcomes for public housing tenants and other future tenants rather than planning to 

generate the maximum profit.  

 

The Greens support an independent social impact assessment and social impact 

management plan being conducted prior to locking in densities and building forms on this 

site.  

 

Community facilities not adequately addressed  

 

In terms of community facilities and services for future communities more generally, it is 

noted that while the proposal includes much needed new green space, there is minimal or 

no planning for essential services and support that the thousands of new residents will need.  

 

The City of Sydney and NSW Government’s own reviews and policies identify unmet needs 

for sporting facilities in the local area, as well as for childcare and schools, and other growing 

unmet needs such as community centres.  

 

A growing need for low cost accommodation for community services in the area has been 

identified through strategic land use reviews for the area, including the Botany Road 

Corridor, with the pricing out of community services through high private rents impacting 

existing residents, particularly Aboriginal and Torres Strait Islander residents, in Redfern and 

Waterloo. 
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It is unacceptable that no minimum floor space requirements are provided for non-residential 

floor space, community facilities, childcare or health services. These facilities and services 

will be crucial elements in this huge redevelopment and measurable minimum floor space 

areas must be included to properly plan for the needs of residents.  

 

The studies accompanying this planning proposal seem to suggest future community 

facilities and services will or should be provided by other adjoining areas or developments. 

This was the same argument made in relation to the new development above the Waterloo 

Metro, which proposes significant new high density living and intensification of land use but 

has failed to plan for substantial community facilities or services.  

 

The NSW Government must take responsibility for assessing and addressing the projected 

needs for the new residents with this proposal, including addressing community needs it has 

failed to make provision for in other major new developments on public land, or which have 

been approved as state significant developments for the local area. Addressing the 

cumulative impact of development, including community needs, must be considered when 

assessing the merits of the proposal.  

 

Minimum 10% Aboriginal housing  

 

The City of Sydney’s draft design guide recommended an allocation of at least 10 percent or 

more of the total number of dwellings for Aboriginal and Torres Strait Islander affordable 

housing. This number of affordable homes for Aboriginal people as distinct from public 

housing dwellings which are occupied by Aboriginal people is crucial so that this community 

can maintain its highly significant connection and links to this area.  

 

The Greens support 10% of all housing being allocated as affordable housing for Aboriginal 

and Torres Strait Islander residents as an absolute minimum. This should not come at the 

cost of a reduction in other public and affordable housing on the site.  

 

Lack of affordable housing  

 

The redevelopment should include a minimum of 30 percent of the private housing as 

affordable housing given the growing housing stress, low wage growth and accelerating cost 

of living rate. 

 

The plan suggests that there will be only 227 affordable housing units which equates to only 

7.5 percent of the dwellings, which is well below the 10 percent which was recommended by 

the Independent Advisory and the 20 percent which the City of Sydney had proposed in its 

earlier option for Waterloo South, however it is noted that the City of Sydney has since 

confirmed that this is a minimum, and more affordable housing should ideally be provided.  

 

The number of affordable housing dwellings was also required to be included as part of the 

overall number of private dwellings which has not occurred. The fact that there is not even 
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30 percent public housing units indicates that some of this already inadequate quota has 

been used for affordable housing.  

 

Sustainability and Climate Adaptation 

 

The development should support long-term sustainability and climate adaptation provisions 

and options to strengthen the resilience of the community in coming years and decades. The 

Greens support the City of Sydney’s position that the requirements of the LEP and design 

guide should include a requirement that all development in Waterloo Estate (South) 

demonstrate environmental performance beyond the minimum prescribed by BASIX. 

 

The Climate Change Adaptation Report which was prepared for NSW Land and Housing by 

AECOM in 2020, recommended 5-Star Green Star – Design & As-Built (Design Review 

certified) targets for all buildings, and specifically credits such as Wat-1 Potable Water 

Efficiency to reduce water demand for Waterloo South. 

 

We support the City of Sydney’s position that this proposal should also include a 

requirement in the planning controls that will facilitate the establishment of a water recycling 

facility as well as a stronger requirement that all buildings be dual reticulated. 

 

We note that none of the maps in this proposal provide information on solar access to 

streets, open spaces, communal open space or deep soil zones. It is crucial that clear 

information is provided indicating how many hours of sunlight these areas will receive at 

various times of the year and that the density and building mass is adjusted to provide 

optimum access to sunlight for these areas.  

 

Additionally, we note that issues have been raised with this proposal in relation to managing 

wind impacts at street level and that additional wind studies are necessary in relation to the 

27-storey tower building proposed at Kellick and Gibson Street. The suggestion of using 

existing or future street trees to manage these impacts is completely unacceptable. 

 

Inadequate time for community consultation 

 

Finally, it is important to note concerns about the lack of time and suitable information 

provided to the community to engage with the planning proposal. We are aware of a number 

of concerns from residents and community groups raising concerns about the lack of 

awareness and understanding about this proposal. After so many years of varied proposals 

and announcements, there is a very low level of awareness in the community that this is – 

finally – the formal opportunity to comment on the planning proposal.  

 

We further note: Although eight weeks was provided, the planning proposal was released for 

consultation over a period which included Easter and the school holidays; documents on the 

website were either high level and summary or extremely detailed, with limited materials that 
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provided a clear and neutral overview of the proposal; details such as the increased density 

over and above earlier plans was not made clear.  

 

We share the request of the City of Sydney Council and local residents groups in calling for 

an extension of time or readvertising of the proposal, with updated material to show the 

increased density and clear shape of the proposal.  
 

Conclusion 

 

The Greens believe that housing is a human right - and that the NSW State Government has 

its priorities all wrong when it comes to addressing the housing crisis. 

 

We do not support this project proceeding and are committed to working with local residents 

and the community to do all we can to prevent the privatisation of people’s homes and public 

land in the interests of more profits for property developers. 

 

Yours sincerely, 

 

 
 

Jenny Leong MP Clr Sylvie Ellsmore  

Member for Newtown 

NSW Greens Housing Spokesperson 

City of Sydney Council 
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