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M.  Engagement Outcomes Report L10 Collective
Design Excellence Strategy Beam Planning

O.  Environmental Wind Report SLR

P. Visual Impact Assessment Urbis

Q.  Arboricultural Impact Assessment Tree Management Strategies

R. Biodiversity Development Assessment Report Waiver Narla Environmental & Department of

Planning, Housing and Environment

S.  DSlData Gap Investigation (including Auditor review of O -RAP) IBS&GR Senversa

T. Remediation Action Plan BS&G

U.  Stormwater Management Plan WSce

V. Historical Archaeological Assessment Artefact

W.  Archaeological Technical Report Artefact

X.  Statement of Heritage Impact Artefact

Y.  Aboriginal Cultural Heritage Assessment Report Artefact

Z. Infrastructure Delivery and Staging Plan WSce

AA. Flood Impact and Risk Assessment GRC Hydro

BB. Preliminary Noise and Vibration Impact Assessment E-LAB Consulting

CC. Transport Impact Assessment PTC

DD. Waste Management Plan WSP

EE. Social Impact Assessment a nd Social Impact Management Plan Urbis

FF. ESD Report WSP

GG. Aviation Impact Assessment ARUP

HH. Accessibility Assessment FEnsen Hughes

Il EDC Summary Letter Altus Group

JJ. Concept Envelope Plans sIB

KK. Waterloo South Rezoning Proposal Beam Planning

Under Separate Cover:
EDC Report prepared by Altus Group
Landowners /AConsent
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EIS Declaration

Project Details

Project name

Waterloo Estate (South) Concept

Application number

SSD93222706

Address of the land in respect of
which the development
application is made

Applicant Details

6 John Street, 97-109 Cooper Street, 209 -219, 229-231 & 247-251 Cope Street, 238 -246, 248-254,
331-337 & 339-341 George Street, 232 & 250 Pitt Street, & 74 -76 Wellington Street, Waterloo within
the City of Sydney LGA

Applicant name

NSW Land and Housing Corporation

Applicant address

Level 6, 6 Parramatta Square, 12 Darcy Street, Parramatta NSW 2150

ABN

24960 729 253

Details of person (s) by whom this EIS was prepared

Name

Ashleigh Ryan Eliza Hannah

Organisation

Beam Planning Pty Ltd Beam Planning Pty Ltd

Address

Level 7.01, 60 Carrington Street, Sydney Level 7.01, 60 Carrington Street, Sydney

Professional qualifications

Declaration by registered environme

BPlan (Hons 1), UNSW; PIA REAP BPlan, Macquarie University

ntal assessment practitioner

Name

Ashleigh Ryan

Registration number

59156

Organisation registered with

Planning Institute of Australia

Declaration The undersigned declares that this EIS:
1 Has been prepared in accordance with the  Environmental Planning and Assessment Regulation
2021,
1 Contains all available information relevant to the environmental assessment of the
development, activity or infrastructure to which the EIS relates;
1 Does not contain information that is false or misleading;
T Addresses the Planning SecretaryAs e(®EARS)mmnhee n
project;
1 Identifies and addresses the relevant statutory requirements for the project, including any
relevant matters for consideration in environmental planning instruments;
1T Has been prepared having regard t ®eveldpmentDepar t
Guidelines - Preparing an Environmental Impact Statement;
1 Contains a simple and easy to understand summary of the project as a whole, having regard to
the economic, environmental and social impacts of the project and the principles of ecologically
sustainable development;
1 Contains a consolidated description of the project in a single chapter of the EIS;
1 Contains an accurate summary of the findings of any community engagement; and
1 Contains an accurate summary of the detailed technical assessment of the impacts of the
project as a whole.
Signature //
Date 16 April 2026
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Executive Summary

This Environmental Impact Statement (EIS) has been prepared by Beam Planning  for Stockland on behalf of NSW Land
and Housing Corporation (the applicant) in support of a concept State Significant Development Application (concept
SSDA)made to the Department of Planning, Housing and Infrastructure for the redevelopment of Waterloo Estate
(Sout h), known a sthesi®p Thés cdnaemt SSBA se¢k$ chnsent for the land uses, buil ding envelopes,
indicative development yields and distribution of development , public domain outcomes, and infrastructure delivery
parameters which will inform the future detailed applications undertaken for the site.

This Environmental Umpact Statement responds to theSEBRsEretary!/

issued by the Department of Planning, Housing and Infrastructure. It provides the context of the site, the consistency of
the proposal with strategic plans and planning guidelines, the applicable statutory context, the community/ stakeholder
engagement undertaken for the project, and the anticipated environmental impacts of the proposed development, wi th

mitigation measures to reduce any potential a  dverse impacts.

Where is the site? The site is known as Waterloo Estate (South) or YWat erl oo SouthA and cthenpr |
NSW Land and Housing Corporation and surrounding public roads located at 6 John Street, 97  -109

Cooper Street, 209 -219, 229-231 & 247-251 Cope Street, 238-246, 248-254, 331-337 & 339-341 George
Street, 232 & 250 Pitt Street and 74 -76 Wellington Street, Waterloo.

STREET

ELizaBETH

123818

LEGEND

ents Outside of Project

100 South Precinct
ary

T

What is this  SSDA for? This concept SSDA seeks consent for the land uses, buil ding envelopes, indicative development yields and
distribution of development , public domain outcomes, and infrastructure delivery parameters which will
inform the future detailed applications undertaken for the site. The concept SSDA does not seek consent

for any physical works on the site, but it establishes the key planning, design and development principles

and considerations that will infor m future and separate applications that will seek consent for the
construction of new development on the site. Once the concept SSDA is determined, future applications

will be assessed agains t their consistency with the concept SSDA.

Why is it being lodged? The application is being lodged to facilitate the long  -term renewal of an ageing social housing estate and
to deliver a mixed -tenure, mixed -use precinct that responds to critical housing supply needs in inner
Sydney. The proposal will replace housing stock that is approaching the end of its functional life with
contemporary, high -quality dwellings supported by community facilities, open space, services and
infrastructure.

The proposed concept development contributes to State and national housing objectives by delivering
approximately 3,300 new dwellings, of which a minimum 30 per cent will be social housing, approximately
20 per cent will be affordable housing, and a maximum 50 per cent will be market housing (measured as

a percentage of the total residential gross floor area) in a highly accessible location close to public
transport, employment and services. The redevelopment will improve liveability, safety, accessibility and
sustainability outcomes for existing and future residents while supporting broader public interest

outcomes through increased housing supply, economic activity and enhanced public domain

Environmental Impact Statement | Waterloo Estate (South) concept SSDA 9



What is the

devel opment AS

context?

Does it comply with the
relevant planning
controls?

What are the key
findings of the
preliminary stakeholder
engagement?

What are the key
impacts and how will
they be managed?

Who is responsible for
approving it?

Why should it be
approved?

Environmental Impact Statement

The site is located within inner Sydney in close proximity to Waterloo metro station, major employment
centres, education and health facilities, and established transport, walking and cycling networks.

Strategic planning at Commonwealth, State and local levels identifies the need to increase well -located
housing supply, deliver diverse and affordable housing, and support urban renewal of government -
owned land in accessible precincts.

The proposal aligns with these directions by delivering an integrated and highly accessible neighbourhood
that combines housing, community infrastructure, services, employment opportunities and high -quality
public domain.

The proposed development is permissible with consent under the applicable statutory framework,

including the Sydney Local Environmental Plan 2012as proposed to be amended through the concurrent
rezoning) and relevant State environmental planning policies.  The proposed development aligns with the
development standards concurrently sought to be updated for the site within the State Assessed
Rezoning Application for Waterloo South.

The concept SSDA establishes a planning framework consistent with these controls and demonstrates
that future detailed development can achieve compliance with applicable built form, environmental and
infrastructure requirements.

Extensive consultation has been undertaken with government agencies, Aboriginal stakeholders, existing
tenants, the local community, infrastructure providers and other key stakeholders.

Feedback has informed the evolution of the proposal, particularly in relation to ; housing tenure mix and
tenure -blind outcomes , built form impacts and residential amenity , connectivity, walkability and reduced
vehicle dominance , open space, community facilities and cultural recognition  and infrastructure,
transport and service provision

These concerns have been considered and addressed throughout the design of the project, as detailed in
the Engagement Outcomes Report ( Appendix M). Refer to Section 8.0 for more detail on stakeholder
engagement.

A detailed assessment of the project has been undertaken in accordance with the SEARs. The assessment
has found that where there are potential impacts, they can be appropriately mitigated and managed to
ensure a suitable and appropriate outcome for the  site. A summary of the relevant environmental
assessment is provided in Section 9.0 of this report.

The proposed concept development is declared as SSD as per Section 26, Schedule 1 of State
Environmental Planning Policy Planning Systems 202XPlanning Systems SEPP) as the project includes
housing development carried out by or on behalf of the NSW Land and Housing Corporation, with an
estimated development cost (EDC) of more than $30 million.  Pursuant to Section 4.5(a) of the EP&A Act,
the Minister for Planning and Public Spaces, or their delegate will be the consent authority for the
application.

The proposed development should be approved for the following reasons:

Is strategically justified and consistent with Commonwealth, State and local planning objectives

Facilitates renewal of ageing social housing with high -quality contemporary homes

Delivers substantial social and affordable housing within a well  -located inner -city precinct

Provides community facilities, services, employment opportunities and high

Supports sustainable transport, walkability and urban integration

Will not result in unacceptable environmental impacts that cannot be appropriately managed through

mitigation measures

1 Is suitable for the site and delivers clear public benefit through housing supply, social inclusion and
long-term urban renewal

-quality public domain

=a =4 -4 -8 -—a -—a

A detailed justification of the proposed development is provided within Section 9.0.
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1.0 Introduction

1.1 Overview

This Environmental Impact Statement (EIS) has been prepared by Beam Planning  for Stockland on behalf of NSW Land

and Housing Corporation (the Applicant) to assess the economic, environmental , and social impacts of a concept State
Significant Development Application ( the concept SSDA for the renewal of Waterloo Estate (South), k n o wvaterbe Y
South /the site).

The concept SSDAestablishes the planning and design framework to guide the long  -term, staged redevelopment of the
site which is anticipated to occur progressively over a period of approximately 10 to 15 years . It defines building
envelopes, indicative distribution of land uses and  development yields, public domain outcomes , and infrastructure
delivery parameters that will inform future detailed development applications.

The concept SSDA establishes an overarching framework for the delivery of a high  -density, mixed -use precinct that
responds to its inner -city context and supports greater housing diversity, social outcomes, and place -based amenity
across the site. The conce pt SSDA facilitates the delivery of approximately 3,300 new dwellings, of which a minimum 30
per cent will be social housing, approximately 20 per cent will be affordable housing, and a maximum 50 per cent will be
market housing (measured as a percentage o f the total residential gross floor area). The precinct will also accommodate a
range of complementary uses, including commercial uses, and publicly accessible open spaces, integrated with essential
services.

The concept SSDA builds upon previous strategic planning work and  studies, and consultation with the existing
community and other stakeholders, to establish a contemporary planning and design framework  that is informed by
feedback, detailed feasibility testing, design development , and delivery planning.

Planning for the renewal of the Waterloo South Precinct Area has evolved over several years. A planning proposal was
prepared by NSW Land and Housing Corporation (NSW LAHC)in 2020 and amended in 2022 following feedback from the
community, the City of Sydney, and the NSW Department of Planning, Housing and Infrastructure (the Department). That
process introduced new land use zoning, amended height and floor space ratio development standards , site-specific
planning provisions , and the Waterloo Estate (South) : Design Guide 2022 (2022 Design Guide) to support the future
delivery of the renewal project . A tripartite Voluntary Planning Agreement  (VPA)securing key public benefits to be
delivered within the re newal project was also executed in February 2023 between the Department, the City of Sydney and
NSW LAHC

Following a competitive tender process, in April 2025 the NSW Government selected Stockland and their partners Link

Wentworth, City West Housing , and Birribee Housing as the consortium that will deliver the renewal of Waterloo South. In

reviewing the planning controls that currently apply to the site, Stockland and Homes NSW have identified inconsistencies

between the 2020-2022 planning documents that apply to the site, and have  further identified additional opportunities to

i mprove the amenity of the precinct and to del i verpewenbaofthe he NS
residential floor space as social and affordable housing.

As such, concurrent with the lodgement of th e concept SSDA, the Applicant proposes amendments to the Sydney local
Environmental Plan 2012 (Sydney LEP 2012)and the 2022 Design Guide within a State -Assessment Rezoning Proposal

(Rezoning Proposal). Together, these processes are intended to improve delivery certainty, reduce reliance on site -specific
variations at | ater stages, and ensure the planning framewor Kk
delivering social and affordable ho using whi le maintaining high -quality residential amenity and public domain outcomes.

The concept SSDA has been prepared to align with these proposed amendments to the Sydney LEP 2012 and 2022 Design
Guide and will be assessed by the Department concurrently with the Rezoning Proposal. This EIS however addresses how
the concept development relates to both the existing and proposed planning provisions that apply to the site .

The proposed concept development is declared as SSDas per Section 26, Schedule 1 of State Environmental Planning Policy
Planning Systems 2021as the project includes housing development carried out by or on behalf of the NSW Land and
Housing Corporation, with an estimated development cost (EDC) of more than $30 million.

This EIS has been prepared in accordance with the requirements under Division 5 of the Environmental Planning &

Assessment Regulation 202 EP&A Regs) and having regard to the SSD Guidelines and Industry -Specific SEARS. It is
submitted to the Department pursuant to Part 4 of the Environmental Planning and Assessment Act 1974EP&A Act).
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This EIS is based on the Architectural Drawings prepared by SJB(see Appendix F) and other technical studies appended
to this report (see Appendices List ).

1.2  Applicant Details

NSW Land and Housing Corporation is responsible for delivering social and affordable housing, addressing

homelessness, and managing the construction, maintenance and repair of public housing across NSW. In this report or

supporting documents a referenceto 3 Ho me s  dNrS WjApdhicantj s hal |l al so blkeNdawvwakS®outtho Weelaens
Land and Housing Corporation (NSWL AHC) j thelragistérexl owner of 93 per cent of land within the Waterloo South

Precinct Area.

Following a competitive tender process, in April 2025 the NSW Government selected Stockland and their partners Link
Wentworth, City West Housing, and Birribee Housing as the  Development Partner that will deliver the renewal of NSW
LAHC owned land within the Waterloo South site.

The concept SSDA only applies to the land within the Waterloo South Precinct Area that is owned by NSW LAHC and other
publicly owned lands such as roads. The concept SSDA does not apply to any privately owned land within the precinct
area as described in Section 1.3 below.

Table 1 Applicant details
Applicant name NSW Land and Housing Corporation
Applicant address Level 6, 6 Parramatta Square, 12 Darcy Street, Parramatta NSW 2150
ABN 24960 729 253

1.3  Project Site

The site is located on the traditional land of the Gadigal  people of the Eora Nation, within what is now the suburb of
Waterloo. The suburb of Waterloo is located with the City of Sydney Local Government Area (LGA) and is located 3km
south of Sydney CBD. The site is part of the broader Waterloo Estate, which comprises the northern, central, and
southern precincts and accommodates a  significant community residing in social housing.

Waterl oo Estate (South) (from here out referred to as YWaterl c
city suburb of Waterloo (refer to Figure 1). Waterloo South is generally bound by Cope, Raglan, George, Wellington,
Gibson, Kellick, Pitt and McEvoy streets .

The Waterloo South Precinct Area is predominantly owned by NSW LAHC. The NSW LAHCowned sites are currently used
almost exclusively for the provision of social housing, with ancillary offices and community facilities. Adjacent roads and
public realm lands owned by City of Sydney Council and Transport for NSW.  Waterloo South currently contains a total of
750 social housing dwellings and 120 private dwellings.  Consistent with the prior planning approach, the  concept SSDA
and this EIS does not apply to the pri vately owned properties within the Waterloo South Precinct Area, and works are
constrained to the remainder of the precinct owned by Homes NSW and other publicly owned lands as  depicted in Figure
2.

The broader area has been subject to significant change over the last 10 years with projects such as South Eveleigh,

Redfern North Eveleigh Precinct Renewal, Botany Road Precinct , Waterloo Metro Quarter and Over Station Development
(OSD) all contributing to the changing character of the area.  These broader renewal projects are supported by proximity

to a range of public transport services, including Redfern  station, Green Square station, and Waterloo metro station, all of
which are within walking distance o f Waterloo South.
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: Waterloo South Precinct Area
Figure 1 Aerial view of the Waterloo Estate and Waterloo South

Precinct Area (in red)
Source: Six Maps, modified by Beam Planning
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1.4  Proposed Development  Summary

This EIShas been prepared to support a ¢ oncept SSDA which seeks consent for the land uses, buil ding envelopes,
indicative development yields and distribution of development , public domain outcomes, and infrastructure delivery
parameters which will inform the future detailed applications undertaken for the site.

More specifically, the concept SSDA seeks development consent for the following :
1 Maximum building envelopes, including building heights, street  -wall heights and setbacks.
1 Distribution of gross floor area across the Waterloo South precinct development blocks.

1 Indicative allocation of floor space between social, affordable and market housing, as well as non -residential and
community uses across the Waterloo South Precinct Area.

Loading, vehicular , pedestrian , and active transport access arrangements.
Public domain upgrades and new public domain and public  ly accessible areas.
Indicative subdivision plan, staging plan and delivery sequencing for development

= =4 -4 A

Several precinct -wide management plans and strategies to inform future stages of the development

The concept SSDA does not seek consent for any physical works on the site, but it establishes the key planning, design
and development principles and considerations that will inform future and separate applications that will seek consent
for the constructi on of new development on the site. Once the concept SSDA is determined, future applications will be
assessed against their consistency with the concept SSDA.

The building envelopes and development sought within the concept SSDA have been informed by the preparation of a
breference s incollabaationwith tBellBligenous Executive Architect Nguluway Designinc (Appendix F)
which demonstrates how the precinct may be developed in the future in accordance with the maximum building
envelopes and parameters proposed in the concept SSDA. An illustration of the future development  facilitated by the
proposed concept SSDA is provided at Figure 3.

 a

. 'Sy - Bx S
. § i . : R -
Figure 3 Axonometric perspective of the reference scheme

Source: Design Report prepared bySJB
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1.5 Project Objectives

The vision for the site is to create a unique and vibrant mixed  -tenure housing precinct that supports the needs of the
community and delivers much needed housing in response to National and State Government priorities. The Vision is:

To create a new and unique urban village on the Project Land (Gadigal Land) which:
1 delivers new homes, community places and green spaces with diverse housing choice and amenity;
1  prioritises the health and wellbeing of residents;
1 and offers an authentic sense of place and mixed and more sustainable local and mixed communities.

The proposed redevelopment seeks to respond to this Vision by creating a unique and vibrant neighbourhood that can
deliver significant social benefits to residents, visitors, and workers in the Waterloo area and broader City of Sydney LGA.
The co-location of community uses with housing and employment will ensure the redevelopment is an integrated,
accessible and connected precinct that supports the social needs of community.

To achieve the project objectives, the concept SSDA will seek to achieve the key development metrics as summarised in
Figure 4.

30% min. social housing (of resi GFA)

AN
20% approx. affordable housing (of resi GFA)
50% max. market housing (of resi GFA)
Nl
— 5,000sgm community facilities (GFA)
7N

10,000sgm non-residential (GFA)

Figure 4 Key concept development metrics
Source:Design Report prepared by SIB
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2.0 Project Background

2.1  The Applicant

NSW LAHCIs responsible for delivering social and affordable housing, addressing homelessness, and managing the
construction, maintenance and repair of public housing across NSW . As part of the NSW Department of Communities and
Justice, NSW LAHCowns the majority of land within the Waterloo ~ South precinct .

Following a competitive tender process, in April 2025 the NSW Government selected Stockland and their partners Link
Wentworth, City West Housing, and Birribee Housing as the  Development Partner that will deliver the renewal of the
Homes NSW owned land within the Waterloo South site.

As such the concept SSDA is submitted to the Department on behalf of Stockland (as the consortium lead) and NSW
LAHC. To reiterate, t he concept SSDA and this EIS does not apply to the privately owned properties within the Waterloo
South precinct. The concept SSDA does however impact City of Sydney owned local assets including local roads through
the site and McEvoy Street which is a classified road .

2.2  Planning Proposal PP -2021-3625

In May 2020, the NSW Land and Housing Corporation lodged a request with the City of Sydney to amend the planning
controls for Waterl oo South. This followed the Minister for Pl
that designated the City of Sydney as the plan -making authority for the precinct.

The City of Sydney subsequently prepared a planning proposal that introduced key changes to the original proposal .
These revisions aimed to increase affordable housing and provide dedicated housing for First Nations people. Additional
changes were made to enhance the living environment, including:

1 wider and more navigable streets and walkways
a new main street with shops and services
a greater proportion of medium  -rise buildings

fewer high -rise towers, strategically positioned at the southern edge to minimize overshadowing

= =4 -4 A

increased sunlight access and better wind management

The planning proposal also included a large park adjacent to the Waterloo metro station, a neighbourhood park, and
spaces for community facilities, retail, and commercial uses. It introduced new land use zoning, building height, and floor
space ratio (FSR development standards . Additionally, site -specific provision s were incorporated into the Sydney LEP
2012, and the Design Guide was established as a key consideration for future development of the site under clause 7.29
and clause 7.30 of the Sydney LEP2012.

In February 2023, a tripartite VPA wasexecuted between the Department , the City of Sydney, and NSW LAHCIin relation to
the future development of Waterloo South . On 08 May 2025 Stockland was added as an Incoming Party to the executed
VPA by way of a Deed of Accession, meaning that Stockland will carry out remaining obligations of the VPA as outlined in

the Deed of Accession .

2.3  Concurrent Planning Processes

The redevelopment of Waterloo Southisalong -t er m proj ect that requires a staged app!
housing area, Stockland and Homes NSW are proposing to stage the delivery of the precinct to reduce disruption to

existing residents o n the site, whilst endeavouring to expedite the delivery of new homes in accordance with the

objectives of the National Housing Accord.

To ensure that the development proceeds in a timely and cost  -effective manner, the redevelopment will occur via several
planning pathways . Relevant to this concept SSDA are two concurrent planning processes described below.
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23.1 State Assessed Rezoning Proposal

Since the finalisation of the 2020-2022 planning proposal, Stockland , in collaboration with Homes NSW , has undertaken
detailed design development, feasibility testing and delivery planning for the precinct.

These investigations were undertaken to ensure the project can deliver upon the NSW Government commitment for the

mix of social and affordable housing across the site, accommodate the residential typologies proposed to be managed by
the Community Housing P roviders (CHPs), and to look for opportunities to improve amenity and the overall quality of the
precinct.

This process identified that the existing design/ framework did not adequately account for the application of the
permitted design excellence bonus floor space . Further discrepancies were identified between different built form
objectives and provisions including tree retention zones, survey plan details, building setbacks, and building height
standards. As a result, a substantial quantum of permissible residential floor space could not be physically
accommodated within the originally contemplated building envelopes, creating a disconnect between the planning
controls and achievable development outcomes.

When the building envelopes were further tested and adjusted to incorporate the permissible design excellence bonus
floor space, further refinements were required to maintain acceptable levels of residential amenity, public domain quality

and interface outcomes, particularly in relation to streets, open spaces and key pedestrian routes. Without these

refinements, the cumulative scale and massing of development would adversely impact the amenity and function of the
public realm.

In parallel, detailed testing of residential floorplates identified inefficiencies in the originally contemplated layouts. Th ese
configurations were found unlikely to be operationally or economically viable, particularly for CHP s, which have specific
requirements relating to dwelling mix, servicing, circulation, building efficiency and long -term management. Addressing
these issues necessitated adjustments to built form parameters to enable more functional and deliverable residenti al
outcomes.

These factors catalysed the need for coordinated amendments to the planning controls and supporting design

framework in order to streamline and better align the statutory planning controls and the 2022 Design Guide, simplify
building envelopes, and provide greater flexibility to deliver the permissible floor space in a manner that is efficient,

legible and responsive to the site context. A comparison between the structure plan for the renewal of Waterloo South
approved in the final 2022 planning proposal and the current Rezoning Proposal is provided in the following figure.
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Figure 5 Comparison between 2022 Structure Plan  (left) and proposed 2026 Structure Plan (right)

Source: Design Report prepared by SJB
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In September 2024 the NSW Government introduced the State Significant Rezoning Policy to facilitate strategically

important rezonings through state  -led or state -assessed processes. The program prioritises rezonings that address the
StateAs growing housing and employment needs and contribute me
National Housing Accord.

Un | ine with the BMBrwn Guelimer zPnoeitising/Xezonings that deliver social and affordable housing A

(May 2024), the DepartmentAs State Significant RezonWatedooEval us
South Rezoning Proposal meets the eligibility criteria for the State Significant Rezoning Program as a State-assessed

Rezoning Proposal. The Panel subsequently supported th is application to proceed under the state -assessed pathway .

As such, a Rezoning Proposal is submitted concurrently with the concept SSDA to the Department for assessment , as is

outlined in Section 5.0. The Rezoning Proposal has been informed by pre -lodgement consultation with the City of Sydney,

State Government Agencies, members of the community, and other relevant stakeholders. T his Rezoning Proposal will

facilitate the determination of the ¢ oncept SSDA and guide the future staged development of Waterloo  South.

Overall, the amended project strategy is intended to improve certainty for delivery, reduce reliance on site -specific
variations at future stages, and ensure the planning framewor k
to delivering 50 per ¢ ent of residential floor space as social and affordable housing, while maintaining high -quality

amenity and public domain outcomes.

2.3.2 Review of Environmental Factors

A Review of Environmental Factors (REF) has been prepared by Stockland on behalf of Homes NSW, in accordance with
Division 5.1 Part 5 of the EP&A Act 1979 for Blocks 8 and 9 of
1A of t he d¥eREF wgsdatermined for approval on the 26 February 2026.  The works proposed under the REF

include demolition and site preparation to facilitate future development.

The scope of works proposed under the Stage 1 REF includes the following within the boundaries of Block 8 of the
Waterloo South precinct:

1 Demolition of seven existing 2 - and 3-storey buildings.

1 Demolition of associated and ancillary structures such as pavilions and landscaping structures.
T Removal of trees.

1  Services infrastructure works associated with decommissioning the buildings.

The scope of works proposed under the Stage 1 REF includes the following within the boundaries of Block 9 of the
Waterloo South precinct:

1 Demolition of three existing 3 -storey buildings.

Demolition of associated and ancillary structures such as pavilions and structures.
Removal of trees.

Services infrastructure works associated with decommissioning the buildings.

Removal of contaminated or hazardous materials.

= =4 -4 A

Tree removal proposed under the Stage 1 REF is limited to trees located within the immediate proximity of existing
buildings proposed to be demolished and does not include any street trees, or trees located outside of the boundaries of
Blocks 8 and 9 of th e Waterloo South Precinct Area.

It is proposed that the above works are completed as development permitted without consent as per Division 6, Part 2, of

the State Environmental Planning Policy (Housing) 202XHousing SEPP). The scope of works for the Stage 1 REF is a distinct
and stand -alone package of works that are not related to any works proposed as SSD as per clause 4.38(4) of the EP&A

Act 1979. Subsequent REFs may be prepared for the demolition of buildings and structures in later stages if deemed
appropriate.
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2.3.3 Other Works

The renewal of Waterloo South is a long -term project, to be completed across multiple stages. There may be times
throughout the renewal program where buildings or land may be vacated before detailed development consent is

granted or works have commenced on the next stage of the project. In these circumstances, the Applicant may consider
appropriate 'meanwhile uses' to ensure that Government owned land is efficiently utilised to the benefit of the

community throughout the construction program.

The extent and type of potential temporary or 'meanwhile uses' are varied, and may include for e.g. crisis
accommodation, pop up markets, gardens, recreation areas, creative spaces / pop up art galleries, business premises,
community meeting areas, retail premises, and/or health facilities. The timeframes for these 'meanwhile uses' are also
varied from single day events to minimum 6 -month lease terms.

Development consent is not sought for any 'meanwhile uses' within this Concept SSDA, and separate approvals (where
required) will be sought should 'meanwhile uses' be pursued in the future. Such 'meanwhile uses' are entirely separate
and not related to the works proposed within the Concept SSDA scope and therefore will not be considered part of a
single development that is categorised as SSD for the purposes of Section 4.38(4) of the EP&A Act.
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3.0 Site Analysis

This chapter of the EIS identifies the key features of the site and surrounds pertinent to the development and which the
design of the proposal responds to.

3.1 About the Site

The Waterloo South Precinct Area extends across 10 street blocks within the inner  -city suburb of Waterloo. Waterloo
South is generally bound by Cope, Raglan, George, Wellington, Gibson, Kellick, Pitt and McEvoy streets. The  site is located
on the traditional land of the Gadigal people of the Eora Nation. The legal description of Waterloo South is detailed in

Table 2. The location of the precincti sillustrated in Figure 6 and Figure 7 below.

6 John Street,
97-109 Cooper Street,
209-219, 229-231 & 247-251

9 Cope Street,

238-246, 248-254, 331-337 & N 4 "
Address 339-341 George Street, \ ) =
232 & 250 Pitt Street and mv P o P Sdeey Rose Bay

74-76 Wellington Street, uwood | NI
Waterloo ;

- 4 \ Q Bondi Junction
¢~ SNewtown 1

Refer to Table 2 below ‘
Legal mpsie

Description - Mamjehuile /' J | Randwick
: P4 |
Waterloo Estate (South) Area: ,v«;'
114,822m? [M1]
Site Area Survey Plan at Appendix G. Q mese NOTTO SCALE %
Figure 6 Location plan
‘ NSW Land and Housing
Corporation (LAHC)
Owner
Table 2 Legal Description of Waterloo South

Address Lot/DP

Lots owned by NSW Land and Housing Corporation (land is subject to both the rezoning and the concept SSDA)

209-219 Cope Street, Waterloo Lot 1 DP 217386

238-246 George Street, Waterloo Lot 1 DP 225159

229-231 Cope Street Waterloo Lot 3 DP 10721
6 John Street, Waterloo Lot 1 DP 533762
97-109 Cooper Street, Waterloo Lot A DP 105916, Lot B DP 105916, Lot C DP 105916, Lot 14 DP 10721,

248-254 George Street, Waterloo Lot 2 DP 533678

232 Pitt Street, Waterloo Lot 11 DP 635663, Lot 10 DP 635663

74-76 Wellington Street, Waterloo Lot 1 DP 224728

331-337 George Street, Waterloo Lot 3 DP 533680

247-251 Cope Street, Waterloo Lot 1 DP 533679

339-341 George Street, Waterloo Lot 1 DP 77168

Environmental Impact Statement | Waterloo Estate (South) concept SSDA 20



Address Lot/DP

250 Pitt Street, Waterloo Lot 313 DP 606576

Cooper Street, Waterloo Lot 3 DP 217386

Lots owned by others ( land that does not form a part of the  concept SSDA)

221-223 Cope Street, Waterloo Lot 6 DP 10721, Lot 7 DP 10721, Lot 9 DP 10721, Lot 8 DP 1147179
225-227 Cope Street, Waterloo Lot 5 DP 10721, Lot 4 DP 10721

233 Cope Street, Waterloo Lot 12 DP 1099410, Lots 1-41 SP 79210

116 Wellington Street, Waterloo Lot 10 DP 10721, Lot 11 DP 10721

111 Cooper Street, Waterloo Lot 15 DP 10721

291 George Street, Waterloo Lot 10 DP 1238631, Lots 1-20 SP 96906

110 Wellington Street, Waterloo Lot 101 DP 1044801, Lots 1-58 SP 69476

336 George Street, Waterloo Lot 3 DP 10686

213-215 Cope Street, Waterloo Lot 2 DP 217386

The suburb of Waterloo is located with in the City of Sydney LGA and is located 3km south of Sydney CBD. The site is part
of the broader Waterloo Estate, which comprises the northern, central, and southern precincts and accommodates a
significant community residing in social housing.

As shown in Figure 7 surrounding suburbs include Redfern to the north, Green Square to the south, Alexandria to the

west and Zetland to the east. This broader area has been subject to significant change over the last 10 years with projects
such as South Eveleigh, Redfern North Eveleigh Precinct Renewal, Waterloo Metro Quarter and OSD all contributing to the
changing character of the area. These broader renewal projects are supported by proximity to a range of public transport
services, including Redfern station, Green Square station, and Waterloo metro station, all of which are within walking
distance of Waterloo South.

E Waterloo South Precinct Area NOT TO SCALE %

Figure 7 Aerial view of the Waterloo Estate and the Waterloo Estate (South) precinct

Source: Six Maps, modified by Beam Planning
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The Waterloo South precinct is predominantly owned by NSW  LAHC however, as outlined in  Section 1.3, the site the
subject of this report excludes several privately owned lots located within the boundary of the broader Waterloo South
precinct outlined in  Figure 8. The privately owned lots are currently used for residential, office, light industrial, and
infrastructure uses. The NSWLAHC owned sites are currently used almost exclusively for the provision of social housing,
with ancillary offices and community facilities. Overall, Waterloo South currently contains a total of 750 social housing
dwellings and 120 private dwellings.
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Figure 8 Waterloo Estate (South) Project Area
Source:Design Report prepared by SJB

3.2 Key Information about the Site

Table 3 below provides a summary of the key characteristics of the site.

Table 3 Site characteristics

Waterloo South is situated on the traditional lands of the Gadigal people of the Eora Nation. The Gadigal clan is
one of the 29 clans of the Sydney basin which make up the Eora Nation. As outlined in the Designing with
Country Report attached as Appendix |, the site formed part of a broader landscape of swamps, creeks and
woodlands that supported a rich and interconnected system of life and culture long before European
settlement.

Given the richness of resources in this area, Waterloo formed part of an important seasonal movement route
for the Gadigal people and neighbouring clans. The abundance of water and vegetation created a fertile
landscape for gathering , storytelling and cultural practices. These cultural ties persist today through ongoing

connections maintained by the local Aboriginal community.
First Nations

Histor
Y When the British invaded , most Aboriginal people were displaced from the city, either moving away or being

forced onto reserves and missions. However, during the Great Depression in the 1930s , many Aboriginal
people moved to Redfern for refuge as rural jobs  became scarce . During WWII, job opportunities increased,
with Everleigh Railway Yards becoming a major source of employment for Aboriginal people.

After WWII, more Aboriginal people from western NSW moved to Redfern  -Waterloo, as reserves, missions, and
camps became overcrowded, and conflict and racism in rural areas prompted young people to seek work and
better opportunities in Sydney . By the 1960s, the Aboriginal population around Redfern numbered over 12 000,
increasing to 35,000 in the 1970s.
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From the 1960s, Redfern was the centre of the urban Aboriginal civil rights movement in Australia . The creation
of Aboriginal -led services in the 1970s, including the Aboriginal Medical Service, the Aboriginal Legal Service,

and the Aboriginal Housing Company, served as a powerful inspiration for self -determination among Aboriginal
communities across th e country .

From t he e athelAlyorighd@l &n@ Toges Strait Islander population in the area started to decline as new
residential developments replaced former industrial sites. As of the 2021 Census, it was estimated 83 4

Aboriginal people remain living in the Redfern and Waterloo areas. Despite the urban transformation and
industrialisation of the area over the past two centuries, Waterloo remains a site of cultural significance for

many Aboriginal and Torres Strait Islander people , with one of the last major significant events being in relation
tothe Apol ogy to AustraliaAs Undigenous Peoples Speech &

Redfern continues to host significant Aboriginal and Torres Strait Islander organisations, services, cultural

institutions and businesses, including those that evolved from the earliest organisations established there.

Many Aboriginal people still travel to Redfern to access community  -controlled services, attend events, connect
with family and friends, and sustain and pass on conr

Waterloo South is currently characterised by a conc  entration of low to medium rise residential flat buildings
constructed during the 1950s to 1970s as part of the former public housing estate. The existing building stock
comprises a mix of 3 storey slab-block and tower -form structures (refer to Figure 10). These buildings reflect
their era of construction and provide a significant ¢

The buildings are reaching the end of their functional life, with ageing construction, outdated services and
layouts that no longer meet contemporary standards for accessibility, safety, environmental performance or
residential amenity. The site also conta ins older community facilities and infrastructure that require renewal to
support current and future populations.

Although Waterloo South provides important access to social housing for diverse communities, the existing
devel opment pattern does not fully capi t-atylocatienisn t he
proximity to the Waterloo metro station, or its potential to deliver a more integrated, inclusive and high -
performing urban neighbourhood.

Existing
Development

T BEE s RS

Figure 9 Existing buildings in Waterloo South
Source: CPTED Report prepared by Urbis
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Figure 10 Typical three storey walk -up in Waterloo South

Source: Design Report prepared by SJB

The site is served by arterial roads, heavy rail train stations, a metro station, bus routes and regional cycle
routes. These connections mean access to Central Sydney is fast and efficient, with a full suite of transport
options and low travel times. Access to most of Greater Sydney is relatively high through well connect ed and
high -capacity railways and arterial roads

Arterial roads connect the site to Greater Sydney, including Parramatta Road via Cleveland Street, the M8
motorway and Princes Highway via McEvoy Street, and Sydney Airport and North Sydney via the Eastern
Distributor. McEvoy Street bounds the site to the  south and is a classified road and arterial road. McEvoy Street
is an important east -west link that connects to Botany Road and South Dowling Street. Botany Road is located
to the west of the site and South Dowling Street is located further to the east of the site. Botany Road is a key
corridor that connects the southern industrial lands and Sydney airport to the Sydney CBD in the north, whilst
South Dowling Street provides connections to the city north and eastern suburbs. The site is surrounded by a
series of local roads, with the intent of the precinct to become more pedestrianised (refer to Figure 11).
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Figure 11 Extract of road network
Source: Urban Design Report prepared by SJB

The site is well located and in walking distance to several heavy rail and metro stations including Waterloo
metro station, Green Square station, and Redfern station.

The City of Sydney have committed to improving active transport connectivity across the LGA. A new regional

bike network runs directly through the site along George Street and provides connections to the broader

network that spans the LGA. The City of Sydney has commended and completed sections of the bike path  along
Wellington Street which will improve the east -west connectivity of the site (refer to Figure 12).
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Figure 12 Public and active transport networks
Source: Urban Design Report prepared by SJB

The site is affected by several easements, including:
1 Gas main easements located:
- along the eastern side of George Street between Wellington Street and John Street; and
- along the southern side of John Street between George Street and the proposed Mead Street.

Easements and
Covenants

Cross-easements affecting proposed Block 2B.

Easement for overhang on the western side of Co oper Street at proposed Block 2B.
Easement for right of way on the western side of Co  oper Street at proposed Block 2B.
Easement for railway transit on the south -eastern side of George Street.

= =4 =4 -4 A

The southern portion of Block 8 , adjacent to McEvoy Street, is identified under the Sydney LEP 2012 as land
to be reserved for acquisition for the purpose of road widening.

The site is located within an existing urban area and currently contains all necessary services, including
electricity, gas, water, communications, drainage and sewage. Future development will connect to these
Services services with augmentation and upgrades as req uired , with any services no longer required to be
decommissioned and capped . As part of the infrastructure delivery strategy, existing gas infrastructure will be
capped at the block boundaries whilst existing infrastructure outside of the block boundaries will be retained.

Acid Sulphate The site contains class 5 Acid Sulphate Soils.
Soils

The site contains potential sources of contamination, receptors and exposure pathways . Fill materials are
present on the site and are impacted to varying degrees by heavy metals (notably lead), asbestos, TRH, and
PAHSs. These impacts are generally constrained to surface fill (0.2m to 0.5m) and natural underlying soils are
Contamination generally free from impacts. Groundwater is also impacted by heavy metals and  perfluorooctane sulfonate
(PFOS9, potentially from historical commercial/ industrial land -uses within the Waterloo locality.

A precinct -wide remediation strategy has been prepared to support the concept SSDA (refer to Appendix T).

Waterloo South sits within a shallow valley framed by two distinct high points: a ridge along Pitt Street to the
east and elevated land around Raglan Street to the north. Elevation ranges between approximately 13m above
sea level (ASD in the western extent of the site and approximately 22m ASL at the eastern extent.

Topography
Contours fall toward the centre of the site around Cope, Wellington and George streets, creating a gentle
depression that directs natural drainage south -east toward McEvoy Street and north -east toward Pitt Street.
Sheas Creek (brackish water body), is located approximately 800m to the south/southwest of the site. Sheas
Hvdrol Creek flows to Alexandra Canal, which flows into the Cooks River (marine), approximately 1.3km to the
ydrology

southwest, which ultimately discharges into Bot any Bay (marine), located around 6km from the site.
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The site is located near the centre of the Alexandra Canal Catchment, which is prone to overland flow flooding
during intense rainfall events when the capacity of the piped stormwater system is exceeded (refer to the Flood
Risk Assessment at Appendix AA). A new large-scale stormwater drain has been installed in recent years to
assist in alleviating flooding in the wider Green  Square area.

The site is serviced by a stormwater network of pits and pipes that generally drains to the west and ultimately
discharges to Alexandra Canal (refer Drawing A01). Key elements of the network include drainage running west
along Wellington Street (pipe diame ters up to 900 mm) and Raglan Street (pipe diameters up to 450 mm),
multiple drainage lines along Cope Street draining to a small open channel flowing west, and drainage of the
George Street low point via multiple pipes connecting to a 300 mm diameter pipe running south from McEvoy

Street.
Stormwater

and Flooding o ] ] ] ]
In the vicinity of the site, flooding typically occurs as shallow overland flow moving generally east to west

toward Cope Street. Flood depths are generally shallow across the steeper eastern portion of the site due to
the local topography and relatively s mall contributing catchment. On the western portion of the site, runoff
tends to collect within two localised topographic depressions near Wellington Street/Cope Street and along
George Street near McEvoy Street.

The underground pit and pipe network has limited function in larger storm events. During a 1% AEP design

flood, the majority of runoff is conveyed overland. The most recent Council drainage capacity assessment
(Alexandra Canal Catchment Flood Study Model U pdate z ARR2019 Hydrology, 2020) indicates that virtually all
pipes within the site are at capacity during a 0.5 EY event (approximately equivalent to a 50% AEP event),
contributing to the prevalence of overland flow pathways and localised ponding during h eavier rainfall.

The Waterloo South Precinct Areacont ains a mix of |l ocal and State her

historical development and contribute to its cultural significance, including:

1 SHR 01630 - Potts Hill to Waterloo ~ Pressure Tunnel and Shafts:  The State heritage listed Potts Hill to
Waterloo Pressure Tunnel and Shafts (SHR 01630), runs beneath the precinct at a depth of approximately RL
-30 metres . The investigation into the pressure tunnel begun in 1914, with plans for the tunnel to span
approximately 16 kilometres from Potts Hill Reservoir to the Waterloo Pumping Station (refer to Figure 13).
Works commenced in 1933 within the installation of steel tube lining along the entire tunnel length.

1 12077- Former Waterloo Pre -school: The former Waterloo pre -school is located along the western edge of
the precinct at 225 Cope Street, as pictured in  Figure 14. The pre-school building dates back to 1870 where
it was used as a congregational chapel before becoming a school in 1890. In 1918 the property was used as
a Kindergarten school until 1999 when it was purchased by a private owner for their residence.

1 12078 - 2-storey Victorian terrace houses (circa 1880): To the south of the pre -school is heritage item
12078 which comprises a group of terrace houses (referto  Figure 14). This group of buildings are a
representative example of a mid Victorian terrace group constructed during a period of subdivision in
Waterloo.

Heritage

1 12085 - Duke of Wellington Hotel including interior : The Duke of Wellington Hotel anchors the south -
eastern corner of Wellington Street and George Street. The original hotel was constructed on the site in
1876. The current structure which replaced the original dates to 1929 and showcases the interwar free
classic architectural style. The hotel as it stands today is pictured in Figure 15.

1 12086 - Single -storey interwar building, Electricity Substation No 174 : The electricity substation occupies
a prominent corner position at McEvoy and George Street (refer to Figure 16). The substation was
established in the interwar period.

In addition to these on -site items, Waterloo South is immediately adjacent to the Waterloo Heritage

Conservation Area and is located near several other conservation areas and individually listed heritage items

(referto Figure 13). This context highlights the need for a sensitive approach to urban renewal that respects

existing heritage values while supporting contemporary redevelopment.
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Figure 13 Heritage Items and Heritage Conservation Areas Map (Waterloo South outlined in red)
Source:SJB

Figure 14 Heritage items - 12077 former Waterloo pre -school (left) and - 12078 2-storey Victorian terrace
houses (right)

Source: Statement of Heritage Impact prepared by Artefact

~ » - ~
Figure 15 Heritage item z 12085 - Duke of Figure 16 Heritage item 12086 - Electricity
Wellington Hotel Substation
Source: Statement of Heritage Impact prepared by Artefact Source: Statement of Heritage Impact prepared by Artefact
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An AHIMS search was undertaken on the 22 August 2025 which determined the location of Aboriginal sites in
relation to Waterloo South. The investigation comprised a search of a 2km x 2km area which surrounded the
study area. A total of 18 AHIMS registered s ites were located within the search area however no AHIMS sites
are located within the Waterloo South study area. Whilst there are no Aboriginal sites located within the
Waterloo Sout h, there are two sites located within 200m of the site (refer to Figure 17).

An area of Potential Archaeological Deposits is likely located within the site based on its location within the
Botany Sands. Given these findings, subsequent investigations will be required in connection with future
detailed applications .

Archaeology
: Study Area
Feature Type
O Aboriginal Resource and Gathering
N Q Artefact
\ . Artefact, Potential Archaeological Deposit (PAD)
" . Potential Archaeological Deposit (PAD)
. @ Shell Artefact /N\
Figure 17 Extent of AHIMS search
Source: Archaeological Technical Report, prepared by Artefact
The vegetation within the Waterloo  South Precinct Area comprises a mixture of exotic and native species. There
are a significant number of large, mature trees, particularly fig trees, that define  the precincts urban and
environmental character (referto Figure 18). These trees provide shade, amenity, and microclimate benefits,
and play a key role in mitigating the urban heat island effect. Many existing trees are located along ~ George
Street and McEvoy Street.
Vegetation

Figure 18 Existing m ature trees

Source: Public Domain and LandscapeReport prepared by ASPECT Studios
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3.3  Surrounding Context

The broader area has been subject to significant change over the last 10 years with projects such as South Eveleigh,
Redfern North Eveleigh Precinct Renewal, Waterloo Metro Quarter and OSD all contributing to the changing character of
the area. These broader renewal projects are supported by proximity to a range of public transport services, including
Redfern station, Green Square station, and Waterloo metro station, all of which are within walking distance of Waterloo
South.

Table 4 Surrounding Context
To the north, the precinct adjoins Waterloo Estate Central and North, which contain a mix of existing social housing (refer to
Figure 19) and are significant areas earmarked for staged urban renewal. Beyond this, Redfern features medium - and high -

density residential development, community facilities and employment uses. The broader Redfern area is experiencing
substantial transformation, particularl y around Redfern Station (refer to Figure 20), where mixed -use redevelopment, public
domain upgrades and new community infrastructure are emerging. Several conservation areas and heritage items are also
located to the north, contributing to the historic character of the neighbourhood.

Figure 20 Redfern Station Entry

Figure 19 Turanga and Matavai public housing towers
Source: Urban Design Report prepared by SJB

in Waterloo North
Source: Urban Design Report prepared by SJB

South of the precinct, development transitions toward the Zetland neighbourhood, characterised by a mix of older terraces
(refer to Figure 21), contemporary apartment buildings and repurposed industrial buildings that are gradually undergoing
renewal. The area includes a number of small parks and local community assets that support neighbourhood amenity. The
southern context also forms part of a  wider corridor of ongoing regeneration extending toward Green Square, where major
residential and mixed -use development is reshaping the urban landscape  (Figure 22).

Figure 21 Terrace Houses Figure 22 Green Square Town Centre
Source: Urban Design Report prepared by SJB Source: Urban Design Report prepared by SJB
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To the east, the precinct interfaces directly with the Waterloo Heritage Conservation Area, a fine -grain residential
neighbourhood containing Victorian and Federation  -era dwellings and a strong, intact streetscape character. The eastern
context includes se veral additional conservation areas within walking distance, reinforcing the heritage significance of the
broader locality. Smaller pocket parks like Waterloo Park ( Figure 23) contribute local open space, while bus routes along
nearby streets provide strong connectivity to the eastern suburbs and the CBD. Our Lady of Mt Carmel Catholic primary
school and Church ( Figure 26) is located immediately east of the site across Pitt Street.

Figure 24 Our Lady of Mt Carmel Catholic Church

Source: Churches Australia

Figure 23 Waterloo Park
Source: Urban Design Report prepared by SJB

To the west, the precinct is anchored by Alexandria Park (Figure 25), a large and well -used public open space that provides
recreation areas, community facilities and mature tree canopy. The recently completed Waterloo metro station sits
immediately west of the estate  (Figure 26), offering high -frequency services and forming a major infrastructure investment
for the precinct and surrounding neighbourhoods. The western corridor also contains a mix of residential and community
buildings, along with emerging redevelopment opportuniti es associated with the metro station precinct and broader
renewal in Waterloo and Alexandria.

A i A X

Figure 25 Alexandria Park Figure 26 Waterloo Metro Station Entry
Source: Urban Design Report prepared by SJB Source: Urban Design Report prepared by SIB

Recent significant investment has been made into renewing Waterloo and surrounding inner city suburbs into vibrant
mixed use precincts, leveraging proximity to public transport hubs. The following development is relevant to the context
of Waterloo South.

Table 5 Developments in the vicinity of the site
Project Name Description Status (at the time of Proximity to site
writing)
D/2025/920 A DA is under assessment for the demolition of Under assessment 200m west
216-220 Wyndham Street | eXisting structures, tree removal and the
Alexandria NSW 2015 construction of an 11 storey mixed use building to

be used for the purpose of affordable housing with
ground floor commercial uses.
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Project Name Description Status (at the time of Proximity to site
writing)
SSD63067458 Construction of a mixed -use development Approved September 100m east
100-108 Botany Road and | comprising health and research facilities and retail 2025
86-100 Wyndham Street, uses with ancillary parking
Alexandria
D/2025/201 DA to Council for demolition of existing structures Approved 27 August 2025 | 420m south
1049, 1051,1053-1055 and construction of a mixed use development Under construction
Bourke Street, Waterloo containing retail/ business premises, co -living
accommodation and basement parking.
The approved development comprises a part 5, part
6 storey mixed use development with 3 retail
tenancies, 107 co -living accommodation rooms and
various communal facilities.
D/2020/1419 Demolition, tree removal, excavation, remediation Approved 4 August 2022 200m south
219-231 Botany Road , and construction of a mixed -use development Under construction
Waterloo comprising residential apartments and a retail
tenancy.
A brief description of development at the Waterloo Metro Quarter is provided below. Further detail is provided below the tabl e.

Waterloo Metro Quarter

SSD79307746

Waterloo Metro Quarter 2

Central Precinct

The application seeks consent for a mixed -use

development including :

1 aresidential tower with a maximum height of RL
99.65 (25 storeys) containing 500 co -living
apartments

1 634m?2 of commercial floor space

1 2,330m?2 of community floor space including a not
-for -profit child -care centre at Levels 1 and 2

1 total gross floor area of 17,444 m?

1 vehicle access from Cope Street to basement car
park

1 use of shared loading dock accessed off Botany
Road

1 publicly accessible east -west through site links,
landscaping and public domain works.

On public exhibition until
15 January 2026

Immediately opposite
the site on Cope
Street.

SSD-79307758

Waterloo Metro Quarter 2z

Northern Precinct

The application seeks consent for construction of a
mixed -use development including:

1 two residential towers with maximum heights of
RL 107.5 (25 storeys) and RL 116.9 (28 storeys)
respectively

1 314 apartments comprising 275 market
apartments and 39 affordable housing
apartments

1 5,696m? of commercial floor space

1 total gross floor area of 32,484 m?

1 vehicle access from Cope Street to basement car
park

1 loading dock accessed off Botany Road, shared
with Central Precinct

1 publicly accessible north -south through site link,
landscaping and public domain work

On public exhibition until
15 January 2026

Immediately opposite
the site on Cope
Street.

SSD-79307765

Waterloo Metro Quarter

Second Amending
concept

The application seeks consent for amendments to

the existing concept approval to allow a revised mix

of land uses by:

1 amending the building envelopes, building height
and land use for the Northern Precinct from the

On public exhibition until
15 January 2026

Immediately opposite
the site on Cope
Street.
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Project Name Description Status (at the time of Proximity to site

writing)

approved 17 -storey office tower to two proposed
residential towers of 21 and 24 storeys

1 amending the building envelopes and land use
for the Central Precinct from the approved
apartment tower with market apartments to a
proposed co -living housing tower

1 Note: there is no change proposed to the overall
gross floor area of the concept approval

(68,750m?)
SSD 9393 MOD 1 and SSD | These applications were for a concurrent Approved on 30 July 2021 | Immediately opposite
10437 assessment of a modification application to the Last modified on 19 June the site on Cope
Waterloo Metro Quarter Waterloo Metro Quarter ~ concept approval (SSD 9393 | 2024 (Mod 3) Street.
Over Station MOD 1) and a State significant development Under construction
Development z Southern application (SSD 10437). The SSDsought approval
Precinct for the design and construction of two residential

buildings, comprising:

1 a student housing building of 25 storeys on the
corner of Botany Road and Wellington Street,
able to accommodate up to 474 students

1 asocial housing building of 9 storeys on the
corner of Wellington Street and Cope Street with
70 social housing dwellings

SSD10441 Amending concept Application for the Waterloo Approved 17 June 2021 Immediately opposite
Waterloo Metro Quarter Metro Quarter Over Station Developmen t: the site on Cope
Over Station 1 replace the approved 29 storey building Street.

Development envelopes within the Northern Precinct of the site

with new building envelopes up to 17 storeys

1 change the use of the Northern Precinct building
envelopes from residential to office and retail
premises

1 amend the podium level of the Central Precinct
building envelop e

SSD10440 Design and construction of a 9 to 15 storey Approved 23 September Immediately opposite
Waterloo Metro Quarter commercial building within the Northern Precinct of 2021 the site on Cope
Over Station the Waterloo Metro Quarter Over Station Not proceeding Street.

Development z Northern Development.

Precinct

SSD10439 Design and construction of a mixed use building Approved 24 November Immediately opposite
Waterloo Metro Quarter with commercial premises, community facilities and 2021 the site on Cope
Over Station residential apartments within the Central Precinct of Not proceeding Street.

Development z Central the Waterloo Metro Quarter Over Station

Precinct Development

Waterloo Metro Quarter

The Waterloo Metro Quarter (WMQ) borders the Waterloo South at the northwest. The WMQ redevelopment is centred
around the delivery of the Waterloo metro station, which is part of the broader Sydney Metro City and Southwest line.

The commitment to , and subsequent delivery of a metro station at Waterloo was a catalyst for development in the area.
The metro station provides residents, workers and visitors to the site access to the Sydney Metro network, connecting to
surrounding metropolitan and strategic centres, such as Central Sydney, St Leonards and Macqua rie Park.

Aside from the new metro station, the WMQ is made up of four buildings centred around a public plaza. The four
buildings , as approved, comprise a mix of land uses including social and affordable housing, student accommodation,
market housing, community facilities, and commercial and retail premises. An illustration of the future public plaza and
northern and central buildings at WMQ is p  rovided at Figure 27.
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Figure 27 Photomontage of Waterloo Metro Quarter  (SSD10439) viewed from Cope Street
Source: Urban Design Repor SSD10439

As outlined in Table 5 the SSDAs for both the northern and central precincts are not proceeding due to market demand
shifts following the COVID -19 pandemic. Accordingly, a new #¥mending concept SSDA%nd concurrent 8D e t £SEDAR d
applications have been lodged for these precincts (referto  Figure 28). The main change to the approved development is
as follows:
1  Converting the central tower from residential to co  -living.
1  Converting the commercial office block in the north to two residential towers.
1 No change to the maximum permitted GFA, as the floorspace will be redistributed within the revised envelopes. The
amended proposal will not exceed the permissible building height for the site under the S ydney LEP 2012.
1 The new concept SSDA will facilitate the delivery of 314 residential units, including 275 market and 39 affordable
housing units (in addition to the approved social and student accommodation in the southern precinct).

roi Procinct

Central Precinct Northern Pracinct {indicative only

to separcts DA Revidential

Raslgentiy Commyarcsal

Ameding Concept DA (SSD-10441) Second Amending Concept DA (SSD-79307765

Figure 28 Comparison of the building envelopes within the  concept SSDAs
Source: Urban Design Reporz SSB79307765)

The Amending concept SSDA §SD79307765) and the detailed SSDAs for the Central Precinct (SSD -79307746) and
Northern Precinct (SSD -79307758) were on public exhibition which concluded on the 15 January 2026. After the public
exhibition period, each proposal will undergo the standard assessment process prior to determination.
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4.0 Strategic Planning Context

This chapter identifies the key strategic issues that are relevant to the assessment of the pro posed development
including the project A consistency with relevant Government policies, the strategic planning framework, the relationship

of the development with other surrounding development , and any planning agreements. The chapter also analyses the
alternative development options explored and  justifies the current proposal in context of the strategic planning

framework.

4.1  Strategic Planning Framework

This section identifies the key strategic planning matters that are relevant to the assessment of the pro  posed
development , including the project A consistency with relevant Government policies

Table 6 Summary of strategic context

Strategic Plan ‘ Strategic Context

National Housing Australia is facing a significant and persistent housing supply challenge, with the cost of renting or purchasing a

Accord 2022 home now representing the | argest | iving expense for 1
National Housing Accord (2023 ) commits to facilitating 1.2 million well -located homes between 2024 and 2029.

The Accord places strong emphasis on delivering new dwellings in accessible, infrastructure  -rich areas close to
transport, services, employment and education.

Despite being the most populous state , with the fastest population growth, the highest median rents and the
highest median house prices , NSW continues to under -deliver on new housing relative to demand. Recent
comparative analysis by the NSW Productivity Commission confirms that NSW lags behind other states in the
number of completed homes, underscoring the urgency for well -located large -scale housing delivery. To support
this national target, the NSW Government has introduced a suite of reforms designed to accelerate housing
delivery, improve affordability and remove barriers to development in strategically important locations.

The Waterloo South concept development directly advances the intent of the National Housing Accord by
delivering high -density urban renewal in a central, transport  -rich location, immediately adjacent to Waterloo
metrost ati on and within one of Syity precpcetssThenpmgos ededevelopment e d i
provides:

1 Approximately 3,300 new dwellings, significantly contributing to the supply of well  -located homes within the
approximate Accor dAs ti mefr ame.

1 A commitment that a minimum of 3 0% of the residential GFA will be delivered as social housing and that
approximately 20% will be provided for affordable housing, supporting both housing diversity and equitable
access to housing opportunit ies. A minimum 7 % of residential GFA is proposed as affordable housing that will
be owned and managed by a community housing provider z proposed as City West Housing (provided in
perpetuity). Any additional affordable housing delivered in the precinct must be used as affordable housing for
a minimum of 25 years .

1 High-quality mixed -tenure development, integrating social, affordable and private housing within a cohesive
and inclusive neighbourhood.

1 Publicly accessible open space and an enhanced public realm, reinforcing liveability and community benefit as
core components of precinct renewal.

1 An authentic mixed -use environment, co -locating housing with essential services, community infrastructure
and high -frequency public transport.

In combination, these outcomes demonstrate strong alignment with the national and state imperative to deliver
more homes where people want and need to live. The Waterloo South concept development offers a
contemporary model of precinct -scale renewal that responds to immediate housing challenges while supporting
long-term urban, social and economic outcomes consistent with the objectives of the National Housing Accord.

Housing 2041 z Housing 2041 is t he HMaWsid dorteerdelives of holsng &ss the state. The strategy

NSW Housing reiterates t he -y&avommitmentto dciievingzdrure, comfortable, diverse, affordable and

Strategy resilient housing. Housing 2041 establis hes four pillars which underpin the future of housing, and the proposed

development is closely aligned with each of these pillars in the following manner:

1 Supply: the proposed development will unlock significant housing supply in an inner  -city location that is well -
connected to jobs, services, and transport infrastructure. The precinct is adjacent to the newly completed
Waterloo metro station, providing high  -frequency access to the Sydney CBD, Parramatta, and key employment
centres. By facilitating increased density in a well -serviced area, the pro posed development aligns with NSW
Housing Strategy goals to optimise housing supply in strategic locations while avoiding urban sprawl.
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1 Diversity: the Waterloo South renewal will deliver a range of housing typologies and tenure types, including
social, affordable, and market housing, ensuring a b
considers the needs of different household types, including families, single -person households, and older
residents. Accessible and adaptab le housing will also be incorporated, ensuring that housing supply meets
changing demographic and social needs over time.

1 Affordability: the redevelopment prioritises affordable and social housing, ensuring that lower -income
households and vulnerable residents have access to secure accommodation. More than 1,500 new social and
affordable homes will be delivered on the site. The projectinco  rporates mixed tenure housing, including
affordable rental housing for key workers, providing long  -term housing security and addressing affordability
challenges in the City of Sydney .

1 Resilience: the redevelopment of Waterloo South integrates climate  -responsive design, sustainability
initiatives, and resilient infrastructure to ensure long  -term liveability. Buildings will incorporate energy  -efficient
materials, green infrastructure, and water  -sensitive urban design principles to enhance sustainability. The
project also prioritises public open spaces, walkability, and active transport connections, ensuring that the
precinct remains adaptable and resilient to climate change impacts while s upporting a healthy and connected
community.

Greater Sydney The Greater Sydney Region Plan is the overarching strategy for growing and shaping the Greater Sydney Area. It

Region Plan: A sets a 40-year vision (to 2056) and establishes a 20 -year plan to manage growth and change for Greater Sydney in
Metropolis of the context of social, economic and environmental matters. The Region Plan provides housing targets to inform
Three Cities the District Plans for a 0 z5-year timeframe, as well as Council specific 6 z10-year targets for LGAs.

The 0-5 year housing target for the Eastern City was 46,550 and the strategic housing target is 157,5000. The
consistency of the proposed development with the directions of the Greater Sydney Region Plan is outlined
below.

1 Objective 1: Infrastructure supports the three cities - The redevelopment of Waterloo South leverages
existing infrastructure investments, ensuring efficient land use and urban renewal. The precinct benefits from
the recently completed Waterloo metro station, upgraded Redfern station, and improved active tra nsport
networks. By delivering higher -density development in a well -serviced urban area, the proposal maximises
infrastructure efficiency and reduces the need for new, large  -scale infrastructure expansio ns.

1 Objective 5: Benefits of growth realised by collaboration of governments, community and business -
The renewal of Waterloo South is being delivered through a collaborative approach between the NSW
Government, the City of Sydney, Stockland, CHPs and community stakeholders. This coordinated effort
ensures that urban growth aligns with local needs and strategic priorities. Extensive community consultation is
integrated into the planning and delivery process, ensuring that local voices shape the pr eci ncurd¥hef u
partnership approach also facilitates the provision of diverse housing typologies, improved open spaces, and
essential social infrastructure, ensuring the benefits of growth are equitably distributed.

1T Objective 6: Services and infrastruct u+TheWaterdad Soatto mmu n
precinct is designed to support a growing and evolving population by integrating essential services and
infrastructure. The redevelopment will deliver new and enhanced public spaces, community facilities, and
improved pedestrian and ¢ ycling connections. The provision of new social and affordable housing ensures that
vul nerable populations have access to secur e acfatwwenmo
adaptability in response to community needs. The integration of community ses and recreational services will
further support a vibrant and sustainable community.

1 Objective 7: Communities are healthy, resilient and socially connected - The precinct will prioritise health
and well -being through high -quality urban design, green spaces, and active transport infrastructure. Public
open spaces will be provided to encourage social interaction, physical activity, and access to nature. The
proposal also promotes a mix of housing  typologies and tenure types , ensuring an inclusive and socially
connected community. Additionally, the development will incorporate climate -responsi ve design, improving
resilience to extreme weather events and ensuring sustainable living environments.

T Objective 8: Greater SydneyAs communities ar e -@atérloour
South is known for its rich cultural diversity, and the redevelopment will reinforce this character by providing
housing options that cater to people from various socio  -economic backgrounds. The inclusion of social and
affordable housing ensure s that long -term residents can remain in the area, preserving community ties. The
precinct will also incorporate public art, cultural facilities, and spaces for commun ity events, celebrating and
enhancing the local identity.

1 Objective 10: Greater housing supply Z The redevelopment of Waterloo South will facilitate the delivery of
approximately 3,300 new dwel ling significantly contributing t
enabling higher -density development in a well -connected location, the proposal aligns with state and housing
strategies aimed at meet i ng elandsnTheg phesinciowil acedmmadateaonpxofl a t
housing typologies, ensuring that supply increases across multiple market segments.
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1 Objective 11: Housing is more diverse and affordable - The renewal of Waterloo South will deliver a mix of
housing tenures, including market, affordable, and social housing, ensuring diversity and affordability. The
project prioritises the retention and expansion of social housing, addressing the significant demand in the City
of Sydney LGA The inclusion of affordable rental housing will support key workers and very low- to moderate -
income households, promoting socio -economic diversity within the precinct.

1 Objective 12: Great places that bring people together - The precinct will be designed to foster a strong
sense of community through high -quality public spaces, improved streetscapes, and active ground  -level uses.
New parks, community centres, and pedestrian  -friendly streets will enhance social interactions and  improve
the overall liveability of the area. The urban renewal strategy incorporates placemaking principles, ensuring
that public spaces are vibrant, safe, and welcoming for residents and visitors ali ke.

1 Objective 13: Environmental heritage is identified, conserved and enhanced - The redevelopment of
Waterloo South acknowledges the area's cultural and environmental heritage. Key heritage buildings and
elements will be preserved and the two -storey terrace houses integrated into the new urban fabric. The
planning framework ensures that Aboriginal and European heritage values are respected through adaptive
reuse strategies, public interpretation initiatives, and culturally sensitive design. The precinct will a Iso prioritise
sustainable development, incorporating green infrastructure and environmentally responsible building
materials.

1 Objective 14: A Metropolis of Three Cities - integrated land use and transport creates walkable and 30 -
minute cities - The Waterloo South concept development aligns with the Metropolis of Three Cities vision by
ensuring that residents have access to jobs, services, and amenities withina 30  -minute travel radius. The
integration of higher -density residential development with high  -frequency public transport conn ections, such
as the Waterloo metro statio n, supports the creation of a walkable, transit -oriented community. The
redevelopment enhances pedestrian and cycling infrastructure, reducing reliance on private vehicles and
contributing to a more sustainable urban environment.

1 Objective 30: Urban tree canopy cover is increased - The concept plan prioritises the protection and
enhancement of urban tree  canopy. The proposal will see the retention of approximately 50% of high value
trees and 50% of moderate value trees and provides for increased tree canopy coverage from existing
condition .

Eastern City
District Plan

The Eastern City District Plan underpins the Greater Sydney Region Plan and sets out the 20 -year vision for the
District through UYPlanning Pri or iUndeetsis'plai, hhe subugbrofeVaterlomik e «
identified as being adjacent to the strategic centre of Green  Square and is mapped within the light rail

investigation area. Since the publication of this plan, the Waterloo metro station which is part of the broader

Sydenham to Tallawong route has been constructed an d is now operational. The proposed developme nt directly
supports the following planning priorities:

f Planning Priority E3: Providing services and soci-dle
proposal seeks to add new and enhanced community infrastructure, including flexible community spaces, and
the potential for access to childcare and education, and improved health and wellbeing facilities within the
community use areas into the preci nct.

1 Planning Priority E4 : Fostering healthy, creative, culturally rich and socially connected communities -
The renewal of Waterloo South prioritises health and well  -being through high -quality public spaces,
pedestrian -friendly streets, and access to recreational facilities. The  proposed development will incorporate
publicart and community spaces to celebrate Waterl ooAs di"
development enhances social connectivity by providing a mix of housing tenures, ensuring an inclusive and
integrated co mmunity.

1 Planning Priority E5 : Providing housing supply, choice and affordability, with access to jobs services
and public transport 7 The Waterloo South concept development will significantly increase housing supply,
delivering a mix of market, social, and affordable h
Waterloo metro station and within walking distance of Redfern station ensures residents have seamless ac cess
to jobs, services, and public transport. The provision of diverse housing typologies e nsures that the precinct
accommodates various household types and income levels, contributing to housing affordability and choice.

1 Planning Priority E6 :Cr eat i ng and renewing great places and | oc
heritage -The urban renewal of Waterloo South will enhanc
rich heritage. The concept plan incorporates design excellence principles to ensure high -quality urban design
and public realm improvements. Heritage elements  within the precinct will be identified, conserved, and
integrated into future devel opment, ensuring that Wadcelgblatedovitténahi st
contemporary setting.

1 Planning Priority 18 : Delivering high quality open space - The development of Waterloo South will
significantly increase the provision of open space by enhancing existing green links, and delivering new parks,
plazas and canopy cover to support liveability and wellbeing.

1 Planning Priority E19 : Reducing carbon emissions and managing energy, water and waste efficiently Z
The renewal project is committed to ensuring sustainable outcomes are achieved at the site. This will be
achieved by incorporating the following sustainable design practices low  -carbon building design, renewable
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energy integration, and water -sensitive urban design principles. The development will prioritise energy

efficiency, waste reduction strategies, and sustainable transport options, such as improved cycling

infrastructure and pedestrian -friendly streets. Thes e initiatives align with broader net -zero emissions targets
and contribute to Greater SydneyAs transition toward

Through its focus on integrated land use and transport, mixed  -tenure housing delivery, improved social
infrastructure, and high -quality public domain outcomes, the concept SSDAgives clear effect to the strategic
directions of both the Greater Sydney Region Plan and the Eastern City District Plan. The Waterloo South renewal
is a model urban renewal project that directly supports regional and district objectives for a more equita ble,
sustainable and liveable Sydney.

City of Sydney The concept SSDA provides a framework to support future development which  directly responds to the strategic

Local Strategic directions of the Sydney LSPS to enable a liveable, inclusive and connected city . The proposal aligns with the

Planning principles of the City of Sydney LSPS as follows:

Statement 2020 1 Supporting community wellbeing with social infrastructure - The redevelopment of Waterloo South
leverages recent State investment, including the Waterloo metro station and upgrades to Redfern station,

ensuring that future housing and employment opportunities are supported by efficient transport, utility and
social infrastructure. The concept proposal envisages a range of active and community uses which will support
community wellbeing and im  prove precinct vibrancy and access to necessary services.

1 A creative and socially connected city - The proposal will facilitate the orderly development of Waterloo
South which prioritises social infrastructure delivery, ensuring access to community uses such as health,
education, childcare, and other community services. The project identifies the propo sed location for new
public spacesthat will foster social interaction and community engagement.

1 Creating great places - The renewal of Waterloo South is driven by placemaking principles that enhance the
character, identity, and functionality of the precinct. High  -quality public domain upgrades, new parks,
improved streetscapes, and active transport connections will contrib ute to a more vibrant and liveable urban
environment. The concept SSDAsits within a design excellence framework which ensures that future buildings
and public spaces contribute to a cohesive and visually appealing precinct, enhancin g the local identity and
sense of place.

1 New homes for a diverse community - The concept SSDAwill facilitate the delivery of a mix of housing types
and tenures, ensuring a socially inclusive and diverse community.  Future development will provide a
combination of social, affordable, and market housing, catering to a broad spectrum of income levels and
household compositions. The precinctAs housing strat
housing policie s, supporting key workers, families, and vulnerable populations.

1 Open, accountable and collaborative planning - The renewal of Waterloo South is being delivered through a
transparent and community -focused planning process. Extensive community consultation and stakeholder
engagement have been embedded in the project Asvoipeann
shape the precinctAs future. The project aligns with
outcomes are balanced, equitable, and aligned with broader metropolitan growth objectives.

City of Sydney The propos ed development al so gi ves effect to the City of Sydney-

Local Housing located, diverse and affordable housing supported by infrastructure.

Strategy 2021 1 Priority H1 : Facilitating more homes in the right locations - The concept SSDAfor Waterloo South will
enable the delivery of a significant number of new homes in a highly accessible, well -serviced urban location.
By concentrating higher -density development around the Waterloo metro station and existing transport links,
theprecinct al i gns with state and regional housing strateg

population in strategic, well -connected areas. This approach optimises land use, ensuring that housi  ng supply
is increased in a way that supports sustainable urban growth.

9 Priority H2 : Coordinating housing growth with the delivery of infrastructure - The propos ed
development will facilitate the renewal of Waterloo South which leverages existing transport, water, energy,
and social infrastructure, reducing the need for costly, large  -scale infrastructure expansions. The recently
completed Waterloo metro station, upgraded Redfer  n station, and enhanced active transport networks ensure

that future residents will benefit from efficient, multi -modal connectivity. Additionally, futur e development will
include new and improved public spaces, community facilities, and essential services, ensuring that
infrastructure keeps pace with housing growth to support a well -functioning, liveable community

9 Priority H4 : Increasing the diversity and number of homes available for lower -income households z The

concept SSDApropose s an indicative distribution of land uses to guide the future  redevelopment of Waterloo
South which prioritises the inclusion of affordable rental housing for very low- to moderate -income

households. By ensuring that a minimum 50% of residential GFA is designated as either social or affordable
housing, the precinct supports SydneyAs br oa ddowerkcosu s
rental options will help key workers  and vulnerable populations remain in a well  -serviced urban area with
access to jobs, transport, and amenities.
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1 Priority H5 : Increasing the amount of social and supported housing Z The future development of Waterloo
South will increase the amount of social and affordable housing that exists on the site, addressing the growing
demand for secure, long -term accommaodation for vulnerable populations. The concept SSDAidentifies the
indicative staging of the redevelopment which will ensure that existing social housing residents are not
displaced in the long term, while also increasing the overall supply of social and supported housing within a
mixed -tenure environment. This approach integrates social housing with private and affordable homes,
promoting social inclusion and reducing housing segregation.

1 Priority H6 : Improving NSW Government controlled site outcomes - The Waterloo South renewal is a
collaborative initiative between the NSW Government, City of Sydney, Stockland, = Community Housing
Providers, and community stakeholders ensuring a coordinated approach to urban renewal. The planning and
delivery process incorporates extensive community consultation, ensuring that local voices shape the
preci nct As prbposalalsogpromoled st -practice urban design, sustainability measures, and place -
based planning principles, setting a benchmark for NSW Government  -controlled site outcomes.

9 Priority H7 : Increasing liveability, sustainability and accessibility through high -quality residential
design - The concept SSDAhas been designed to facilitate enhanced liveability through the delivery of high-
quality public spaces, improved streetscapes, and vibrant ground  -level uses. New parks, pedestrian -friendly
streets, and community hubs will foster a strong sense of place and belonging. Future development will
consider s ustainability at its core, with climate -responsive design, green infrastructure, and energy -efficient
buildings incorporated within the development. The renewal will also prioritise accessibility, ensuring that
homes and public spaces cater to people of all ages and abilities, creating a resilient, inclusive, and sustainable
urban community.

NSW Net Zero
Plan z Stage 1:

The concept SSDAwill facilitate development that consists of high performance building designs that will meet
both the BASIX and NABERs benchmarks and promote energy efficiency through embedded infrastructure and

2020-2030 sustainability initiatives. These sustainability commitments are detailed in ~ Section 6.5.8 and Section 9.18 of the
EIS and at Appendix FF.

State The NSW Government As response t o t hz2042S $tagihgeAhehdhemphassseésr u c t

Infrastructure delivering 3the right projects in the right place at

Strategy 2022 - land -use planning to support liveabil ity, productivity and long -term growth.

2042

The Strategy recognises that access to Yaffordable ant
thriving communities, and supports the delivery of secure, affordable and diverse housing. It also explicitly

promotes planning outcomes that deliver mor e 3housing, jobs, amenities and
spare capacity in existing and planned infrastructure and calls for strategic land use plans to consider social and
affordable housing in locations well  -connected to key infrastructu re, services and amenities.

Consistent with these directions, the concept SSDA provides a framework for the future development of Waterloo

South which will be undertaken across several years. The concurrent Rezoning Proposal will better integrate the
planning framework withinfrastru ct ur e and service planning by ensuring
can be delivered within an achievable and high -quality built form, and by facilitating a broader mix of activity and
service uses (including community uses) along active frontage s. This approach supports a coordinated, precinct -
based delivery model, leverages major investment in mass transit and supporting infrastructure, and improves

certainty that growth, housing delivery (including social and affordable housing outcomes), ameni ty and public
domain performance can be realised in an orderly and efficient manner.

Better Placed

Better Placedis a design policy that aims to improve the quality of the built environment. It promotes and

supports better outcomes for places and spaces in response to the challenges faced in NSW including health,
growth and urban renewal. Ultimately, the policy prior itises the community to ensure that all future development
improves quality of life. The proposed development satisfies the following objectives below:

1 Better fit : The proposed development facilitates the delivery of a large  -scale urban renewal project, the
planning for which has evolved over several years. The renewal of Waterloo South is consistent with the
established strategic vision for the site and will deliver  high -quality environmental, social and economic
outcomes. The proposed concept envelopes have been designed with regard to the existing and evolving
character of the surrounding area, ensuring an appropriate transition in scale and maximising amenity for
future residents and the broader community.

1 Better performance:  The concept plan has been designed to maximise positive sustainability outcomes
across the precinct by establishing clear environmental performance benchmarks to be achieved at the
detailed design stage. The accompanying ESD Strategy identifies minimum sus  tainability performance targets,
including benchmarks for Green Star, BASIX, NatHERS and NABERS. These measures will support reduced
operational energy and water consumption, improved thermal comfort, and enhanced long -term
environmenta | performance across the development.
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1 Better for community: The Waterloo South renewal will deliver approximately 3,300 new dwellings, including
a minimum of 30% social and approximately 20% affordable housing, ensuring that lower -income households
and vulnerable residents have access to secure, well -located accomm odation. The redevelopment integrates
housing with essential services, high -quality public spaces, and employment opportunities, all within close
proximity to public transport. This holistic approach supports access to employment, community uses and
social interaction, contributing to the creation of an inclusive, connected and diverse community.

1 Better for people:  The proposal prioritises human -centred design through the provision of legible, safe and
accessible public spaces that encourage walking, social interaction and everyday activity. Building layouts,
public domain design and pedestrian connections have been  carefully considered to maximise amenity,
sunlight, safety and comfort. The inclusion of open spaces, communal areas and supporting infrastructure
promotes health and wellbeing for residents and visitors of all ages and abilities

1 Better working:  The concept proposal includes a minimum of 15,000 m? of non -residential gross floor area,
supporting a mix of retail, community and employment  -generating uses. These uses will contribute to precinct
activation, provide local employment opportunities, and support day -to-day needs of residents. The
integration of non -residential uses at ground level enhances vibrancy, passive surveillance and the overall
functionality of the prec inct.

1 Better value: The redevelopment represents an efficient and strategic use of public land, delivering long -term
social, economic and environmental value. By co -locating housing, transport, services and employment within
a single, well -planned precinct, the proposal maxim ises infrastructure investment, reduces reliance on private
vehicles, and supports sustainable urban growth. The significant provision of social and affordable housing
further delivers enduring public benefit and aligns with broader State pri orities.

1 Better look and feel: ~ The concept design establishes a cohesive and high -quality architectural and landscape
framework that responds to the local context and reinforces a strong sense of place. Building form, scale and
articulation have been designed to create an identifiable p  recinct character while maintaining visual interest
and human scale at street level. High -quality public domain outcomes, landscaping and consistent design

principles will ensure a welcoming, safe and attractive environment for residents, workers and visit ors.
Connecting with The Connecting with Country framework is essential in maintaining and protecting Aboriginal heritage and uniting
Country Aboriginal and non -Aboriginal people to work together in project development. In alignment with international

and domestic laws and policies, the framework aims to remedy the continuous impacts of colonisation and
provide a voice to Aboriginal people in development.

The framework encourages reliance on local Aboriginal knowledge of Country to preserve and care for the land,
along with supporting the local Aboriginal com  munity. Community consultation with local Aboriginal people has
informed the design of this proposed development, with key design elements incorporating and reflecting the

local Aboriginal history, ecology and cultural values.  The concept proposal has been underpinned by a Connecting
with Country framework which is  outlined in Sections 6.2.4 and Section 9.1 of the EIS and within the Designing
with Country Report attached at  Appendix |.

Draft Sydney The draft Sydney Plan is the New So-uséplanféfahe Sysineyaegio® r n me 1
Plan designed to guide growth over the next 20 years. It sets the framework for how the region will manage

population growth, housing supply, infrastructure investment, jobs, sustainability and liveability across 33 local
government areas. The draft Sydney Plan is intended to replace the existing Greater Sydney Region Plan ZA
Metropolis of Three Cities (2018) and associated district plans once finalised.

The draft Sydney Plan has developed the following priorities which will inform local strategic planning and
assessment processes, infrastructure planning and prioritisation of public and private investment decisions. The
concept SSDAand its alignment with these priorities are outlined below:

91 Aboriginal outcomes :The draft Sydney Plan recognises that Cou
and sense of belonging. Waterloo South has a significant First Nations community with enduring cultural
connections to the land. The concept SSDA has been informed by engagement with Aboriginal communities
and establishes a framework for a future precinct that embeds Country within the urban design, landscape
and public domain from the outset. The concept proposal also makes provision fo r dedicated homes for first
natio n tenants. Of the social housing GFA,20% of this GFAwill be prioritised for Aboriginal tenants . Of the
affordable housing provision which equates to approximately 20% of the overall residential GFA, 15% of this
GFA will be prioritised for Aboriginal tenants. This  confirms the ongoing commitment that existing residents of
Waterloo South will be provided with the opportunity to return to the precinct following redevelopment.

1 Housed : The concept SSDA responds directly to the need to increase housing supply in a highly accessible
inner -city location. The proposal establishes the framework for the delivery of approximately 3,300 new
dwel |l ings and supports the draft Sydney Pl anAs objec
concept SSDAincludes a mix of housing tenures, with  a minimum 30% provided as s ocial housing , a maximum
50% as market housing and the balance of affordable housing. A minimum 7% of residential floor space will  be
delivered as affordable housing owned and managed by  City West Housing in perpetuity. Any additional
affordable housing above the minimum 7% will be provided for a minimum of 25 years . Community facilities
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and non -residential uses are integrated within the concept to support a growing residential population and
create a complete and functional precinct.

1 Prosperous : The concept SSDA facilitates a residential -led, mixed -use precinct that co -locates housing with
employment -generating uses. This approach supports economic activity and aligns with the draft Sydney
Pl anAs objective to del i ver vpng wokingand sereicegpwithanavells -lotatec t i
urban areas.

1 Connected : The draft Sydney Plan emphasises compact, transport -oriented development supported by public
transport, walking and cycling networks. The  concept SSDA is strategically aligned with this direction,
establishing a mixed -use precinct with strong connectivity to public transport, including the nearby Waterloo
metro station. The concept design promotes improved permeability, enhanced pedestrian connections,
increased solar access to the public domain and activated street frontages, creating a highly w alkable and
legible precinct.

1 Resilient : The concept SSDA establishes building envelopes and public domain outcomes that support
improved environmental performance. The proposal provides opportunities for increased tree canopy
coverage from the existing condition , high-quality public open spaces and integrated landscape outcomes that
will assist in mitigating urban heat island effects, improving biodiversity and enhancing overall environmental
resilience.

1 Liveable : The redevelopment of Waterloo South is underpinned by principles of inclusivity, safety and a strong
sense of place. The concept SSDA supports these outcomes by facilitating a diverse mix of housing tenures,
activated street edges, accessible community facilities and new high  -quality public open spaces. The proposal
provides a robust framework to guide future detailed design stages and ensure high -quality built form and
public domain outcomes.

1 Coordinated : The draft Sydney Plan emphasises the importance of coordinating growth with infrastructure
delivery. Waterloo South is located within an established urban area and benefits from existing infrastructure,
including the Waterloo metro station. The concept SSDA ensures that future development is supported by
strong public transport connectivity and can be delivered in an orderly and coordinated manner, without
placing unreasonable demands on existing infrastructure.

In accordance with the above, the concept SSDA aligns with the key priorities of the draft Sydney Plan. The
detailed implications of the draft Sydney Plan will be further considered and refined at subsequent detailed SSDA
stages.

4.2  Cumulative Impacts

As detailed within this EIS, potential cumulative impacts from nearby developments have been considered, with no
significant environmental issues identified that cannot be appropriately managed or mitigated. A review of other
significant developments curre ntly being undertaken or planned in the vicinity of the site has identified the project
outlined in Table 5. The environmental assessmentin Section 9.0 considers the cumulative impacts associated with
these projects.

4.3 Planning Agreements

The VPArequires the following public benefits to be provided within the Waterloo South Precinct Area:

Delivery of Open Space

1 The embellishment of approximately  23,600m 2 of land is required for the delivery of public open space  (includes road
closure area owned by the City of Sydney within the location of the proposed new  large park) .

1 Two parks are required to be delivered on the site . One large park of no less than 20,000m 2 in area and one
neighbourhood park of no less than 1,000m 2 in area is to be provided.

1 Approximately 21,000m? of land is to be dedicated to the City of Sydney for the purposes of public open space.

Delivery of Roads/Essential Infrastructure

1 Existing roads and road reserves on the site are to be embellished, and new roads are to be provided at Cooper
Street, West Street and Pitt Street, as identified in the Land Dedication Plan contained wtihin the Design Guide.

Environmental Impact Statement | Waterloo Estate (South) concept SSDA 40



Delivery of Community Facilities

1 Approximately 2,400m 2 for the purpose of multi -purpose community facilities across no more than two (2) locations
on the land is to be provided, which may include a multipurpose space, meeting rooms, library link, recreational space
and creative spaces subject to agreement by the City of Sydney .

The concept SSDA facilitates the delivery of these public benefits through the establishment of the land use distribution,
buil ding envelopes, and distribution of development, public domain outcomes, and infrastructure delivery parameters
which will inform the future detailed applications. The VPA will ensure that the public benefits are delivered in a timely
manner with the proposed development  of the land.

4.4  Analysis of Alternatives

In accordance with the EP&A Act 1979 and the project -specific SEARS, this section outlines the reasonable alternatives
considered for the redevelopment of Waterloo South and explains the basis for selection of the preferred option.

Stockland, in collaboration with the project As d e s i gnd in toesaltation with Homes NSW and the relevant
stakeholders, has undertaken extensive investigations into alternative redevelopment scenarios. These investigations
were informed by strategic planning objectives, detailed design testing, feasibility analysis, housing policy requirements
and the long -term operational needs of social and affordable housing delivery.

4.4.1 Option 1 z Do Nothing

The YDo NothingA option would involve retaining the site in it
in the existing housing stock or supporting infrastructure.

The existing buildings within Waterloo South are largely end  -of-life assets that no longer meet contemporary standards
for safety, accessibility, sustainability or residential amenity. Many dwellings are inefficient in layout, costly to maintai n
and unsuit able for long -term occupation, particularly for ageing residents and those with accessibility needs.

Under this option, the site would remain significantly under  -utilised despite its high level of accessibility, proximity to
public transport, services and employment opportunities. The failure to redevelop would represent a missed opportunity
to optimise t he use of a large government -owned site in a strategic inner -city location.

In addition, doing nothing would not deliver on State and National Government housing priorities, including
commitments under the National Housing Accord to increase housing supply and expand the provision of social and
affordable housing. The option would  also fail to address the growing demand for community, health and support
services within the area.

The ©YDo NothingA option was therefore discounted as it does nc
outcomes.

4.4.2 Option 2 z Redevelop the existing housing stock

This option considered refurbishment and partial redevelopment of the existing buildings to improve amenity and extend
their operational life.

Detailed investigations identified significant limitations to this approach. The existing built form does not readily
accommodate contemporary dwelling standards, universal design requirements or efficient servicing arrangements
required by CHPs Structural constraints and inefficient floorplates would limit opportunities to meaningfully improve
accessibility, sustainability and residential amenity.

Importantly, this option would significantly constrain the ability to increase housing yield and diversify dwelling types. It
would not enable the delivery of the scale of housing required to meet strategic objectives. Opportunities to deliver new

communit y facilities, public open space and improved pedestrian connectivity would also be limited.

Accordingly, this option was not considered capable of delivering a transformational or long -term outcome for the
precinct or Sydney.
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4.4.3 Option 3 7z Development under existing planning controls

This option considers redevelopment of Waterloo South in accordance with the existing planning framework established
under the Sydney LEP 2012 and the 2022 Design Guide, without any amendment to the current height, floor space or
related development standards.

A detailed review of the existing controls and the 2022 Design Guide has identified material inconsistencies between the
Height of Buildings Map under Sydney LEP 2012 and the building envelopes envisaged by the 2022 Design Guide. While
the 2022 Design Guide establishes intended massing outcomes for the precinct, the statutory height controls do not
consistently align with those envelopes. As a result, a development that strictly complies with both the 2022 Design Guide
and the LEP height standards is unable to physically accommodate the full quantum of floor space permitted under the

LEP, including the design excellence bonus.

Detailed design testing has demonstrated that, under the existing controls, there would be an estimated shortfall of
approximately 20,000 square metres of gross floor area compared to the permissible development capacity. This shortfall

would materially re duce the overall development yield and directly constrain the ability of the precinct to achieve its

intended contribution to housing supply. In particular, it would reduce the opportunity to  deliver additional social and
affordable housingsupply, under mi ning the NSW Gover nme amifirsumc50 pemdert ofe n t
residential GFA as social and affordable housing within the precinct.

In addition to yield impacts, the misalignment between the statutory controls and the 2022 Design Guide introduces
uncertainty and inefficiency into the planning and assessment process. Future development stages would likely be
required to rely on repeated clause 4.6 variations to reconcile height non -compliances in order to deliver the intended
built form outcomes. This approach would reduce planning certainty, increase assessment complexity and risk
inconsistent outcomes across stages of the redevelopment

Further design testing undertaken as part of the  preparation of this concept SSDA has also identified opportunities to

refine building envelopes and massing arrangements to achieve superior design outcomes, including improved

residential amenity, better interface conditions with streets and open spaces, and enhanced public domain quali ty. These
improvements cannot be fully realised under the existing controls due to their internal inconsistencies and rigidity.

For these reasons, redevelopment under the existing Sydney LEP 2012 and 2022 Design Guide controls was nhot
considered to represent a reasonable or optimal alternative. Retention of the current framework would result in a poorer
planning outcome by constraining housing delivery, particularly social and affordable housing, reducing d esign quality
and perpetuating reliance on site -specific planning variations.

4.4.4 Option 4 z Proposed Scheme

The proposed scheme is progressed through a concept SSDA and represents the preferred development option for the
redevelopment of Waterloo South. The concept SSDA establishes the strategic development framework that will guide the
future staged redevelopment of the precinct, while a concurrent Rezoning Proposal seeks to align the statutory planning
controls with the development parameters tested through this application.

The concept SSDA seeks consent for the key development principles and parameters that are appropriately determined
at a concept stage, including land uses, maximum building envelopes, distribution of GFA indicative subdivision and
access arrangements, staging principles and a suite of management strategies. These parameters define the overall form,
structure and functional relationships across the precinct and will inform the preparation and assessment o f future
detailed SSDAs Detailed building design, fi nal layouts and architectural resolution will be addressed at subsequent
stages.

The concurrent Rezoning Proposal seeks to amend the Sydney LEP 2012 and the 2022 Design Guide to ensure that
statutory development standards operate cohesively with the intended building envelopes established through the

concept SSDA. This alignment resolves the inconsistencies identified under the existing controls, where development that
strictly complies with both the 2022 Design Guide and the current height standards would be unable to physically
accommodate the full permissible  GFA, including design ex cellence bonus floor space. Retention of the existing controls
would therefore result in a material shortfall in achievable development capacity, directly constraining the delivery of
housing, particularly social and affordable housing.
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By aligning statutory controls with the tested and approved building envelopes, the proposed scheme enables delivery of
the intended development capacity in a manner that is physically achievable, coherent and responsive to the site context.
Importantly, t his approach avoids the need for ongoing reliance on clause 4.6 variations at future development stages,
improving planning certainty, reducing assessment complexity and supporting consistent outcomes across the life of the
project.

The proposed scheme also enables a coordinated, precinct -wide approach to land use distribution, access, public domain
delivery, infrastructure provision and staging  and supports the delivery of superior long -term outcomes in terms of public
space quality, residential amenity, servicing efficiency and overall precinct functionality. Design testing undertaken as par t
of the concept approval and rezoning processes has demonstrated that the proposed scheme allows for refinements to
building envelopes and massi ng that improve solar access, wind conditions, street interfaces and residential amenity,
outcomes that would not be achievable under the existing control regime.

The proposed scheme facilitates delivery of over approximatel y 3,300 new dwellings, with a minimum 30 per cent of
residential GFAallocated to social housing and approximately 20 per cent as affordable housing, alongside community
facilities, childcare, health services and publicly accessible open space. The concept approval pathway provides early
confirmation of development capacity and key urban design outcomes while retaining flexibility t o respond to detailed
design development, staging requirements and  operational considerations at subsequent stages.

Overall, the proposed scheme represents a balanced, efficient and deliverable planning outcome. It provides a clear and
integrated framework that aligns statutory controls, concept approval parameters and design guidance, maximises the
delivery of social a nd affordable housing, and supports the timely and coordinated redevelopment of Waterloo South in
accordance with State and National policy objectives.

4.5  Project Justification

Un consideration of the siteAs strategic context and thdée analy
most appropriate to achieve the objectives of the project. This is because the proposed development:

1 Is permissible with consent and demonstrates consistency with the relevant statutory and strategic planning
framework, including the Sydney Local Environmental Plan 2012 (as proposed to be amended), State and
Commonwealth housing policy, and urban renewal obje  ctives for well -located inner -city precincts.

1 Establishes a comprehensive planning framework for the long  -term staged redevelopment of Waterloo South,
including building envelopes, land use distribution, infrastructure delivery, public domain outcomes and precinct -
wide strategies to guide future detai led applications.

1 Will deliver approximately 3,300 new dwellings, including a substantial proportion of social and affordable housing,
directly contributing to State and national housing supply targets and supporting delivery of diverse and inclusive
housing in an accessibl e location.

1  The proposal will create a mixed -use precinct supported by community uses which could include health and
education uses, retail and non residential uses, and high  -quality publicly accessible open space, significantly
improving liveability and amenity for e  xisting and future residents.

1 Extensive engagement with government agencies, Aboriginal stakeholders, tenants and the broader community has
informed the design development, ensuring responsiveness to community priorities including tenure -blind housing,
connectivity, open space provisio n and cultural recognition.

1 The technical assessments undertaken at concept SSDA stage, have assessed the potential impacts associated with
the development. These assessments have not identified any adverse environmental impacts beyond which can be
resolved through detailed development application stages and through the implementation of mitigation measures

1  The proposal will generate substantial social and economic benefits, including employment during construction and
operation, renewal of ageing social housing, improved access to services and infrastructure, and activation of the
local economy.

1  The development is consistent with the principles of ecologically sustainable development, incorporating
sustainability initiatives, biodiversity enhancement, resource efficiency and long -term environmental management.

1  The site is highly suitable for redevelopment given its proximity to high -capacity public transport, existing
infrastructure, services, employment opportunities and its capacity to support a coordinated master -planned renewal
of underutilised government land.

Accordingly, the proposed concept development is considered strategically justified, environmentally acceptable, socially
beneficial and in the public interest, and approval of the application is warranted. Refer to Section 10.0 of this EIS for a
detailed justification of the proposed development.
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5.0 The Proposed Rezoning

5.1  Project Objective s and Intended Outcomes

A concurrent Rezoning Proposal is proposed to underpin the concept SSDA, which  seeks targeted amendments to the
Sydney LEP 2012 and the Waterloo Estate (South) Design Guide 2022 to ensure building height, floor space and related
development standards align with the intended building envelopes for Waterloo South. The Rezoning Proposal is
attached in full at Appendix KK.

The Rezoning Proposal aims to harmonise the LEP development standards and the Design Guide so they operate
cohesively and can deliver the intended built form without ongoing reliance on clause 4.6 variations at future stages. This
is intended to streamline assessment of subsequent detailed applications, provide greater certainty for delivery, and
reduce the risk of delays to the project.

Amendments to the Sydney LEP 2012
The following changes are proposed to the Sydney LEP 2012 to achieve alignment with the proposed Design Guide
updates and support the built form proposed in the concurrent concept SSDA:

1 Amend the Height of Buildings and FSRmaps to reflect the revised building envelopes and enable the  currently
permissible GFA to be accommodated within the intended massing.

1 Amend clause 7.27 to permit ‘gducational establishments A and Ycreative industriesA as all
designated active frontages and amend the Active Frontage maps to reflect the revised building envelopes.

1 Amend clause 7.29(3)(a) to reduce the minimum non -residential GFA requirement for Waterloo South from 17,000m 2
to 15,000m2.

T Amend cl ause 7.29(3)(b) to include HYeducational establi shmen
minimum 5,000m? requirement  under this clause .

1 Delete clause 7.29(4) as the maximum GFA for the precinct, inclusive of the  design excellence bonus has been
captured in the amended Height of Buildings and FSR maps.

Amend clause 7.29(5) to reference a revised publication date of the Design Guide.

Amend clause 7.29(6) to allow rooftop access to communal open space and related amenity structures to extend
beyond the height of building measurement.

1 Amend clause 7.29(7) to state that clause 6.21D(3)(b) of the Sydney LEP 2012 which permits additional FSR for the
achievement of design excellence does not apply to development on the site

1 Renumber clause 7.29(8) to 7.29(9) and replace 7.29(8) with a clause t hat clarifies t hat the City of Sydney affordable
housing program doesnAt applzpreatlo Waterl oo Estate (Sout h)

Amendments to the Waterloo Estate (South) Design Guide 2022

Amendments are also proposed to the 2022 Design Guide to ensure alignment with the planning framework under the
Sydney LEP 2012 and to reflect the proposed concept SSDA. the proposed amendments:

1 Respond to the need to align the Design Guide building envelopes with amended LEP height and floor space controls;
1 Enhance the public domain, ground -level amenity, and environmental performance;

1 Accommodate an updated tenure mix and maximise the delivery of social and affordable housing within the
permissible floor space;

1 Embed a strengthened approach to Designing with Country informed by engagement with the local Aboriginal
community; and

1 Improve development efficiency and feasibility through supporting more standardised residential typologies.

Collectively these amendments will rationalise the Sydney LEP 2012 provisions with the provisions of the proposed Design
Guide updates, facilitate delivery of the concept SSDA, and ensure the maximum development capacity is achievable
within the statutory framework to support delivery of the intended social, affordable, and market housing proportions.
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6.0 The Proposed Development

Pursuant to Division 4.7 of the EP&A Act, Stockland and NSW LAHC seek development consent fora concept p roposal
that will facilitate the future redevelopment of the site as a mixed -tenure housing precinc t and deliver much needed
housing in response to National and State Government priorities.

6.1  Project Summary

The concept SSDA seeks approval for a comprehensive redevelopment framework for the NSW LAHC owned properties
within Waterloo South. The concept proposal establishes the overarching land use, built form, public domain and
infrastructure parameters that will guide future detailed development applications.

The concept SSDA does not seek consent for any physical works to occur on the site, as this will be determined in

separate planning applications. All physical works will be the subject of future detailed  applications , to be lodged
following the submission of this concept SSDA and assessed having regard to the parameters established by the  concept
SSDAdevelopment consent once granted .

Specifically, the concept SSDA seeks consent for the following development parameters across the Waterloo South
precinct:

1  Maximum building envelopes, including maximum building heights, street -wall heights and setbacks.
1 Distribution of gross floor area across the Waterloo South precinct development blocks.

1 Indicative allocation of floor space between social, affordable and market housing, as well as non -residential and
community uses across the Waterloo South Precinct Area.

Loading, vehicular, pedestrian, and active transport access arrangements.
Public domain upgrades and new public domain and publicly accessible areas.
Indicative subdivision plan, staging plan and delivery sequencing for development.

= =4 -4 -

Several precinct -wide management plans and strategies to inform future stages of the development, including:
- Updated Design Excellence Strategy
- Design with Country Strategy
- Preliminary Public Art Strategy
- Contamination Strategy
- Flood Management Strategy
- Stormwater Management and Drainage Strategy
- Ecologically Sustainable Development (ESD) Strategy
- Utilities and Services Strategy, including service infrastructure lead -in and enabling works
- Tree Retention Strategy

Subdivision approval is not sought under this  concept SSDA. Subdivision will be sought within subsequent detailed
applications, and will include (but not necessarily limited to):

9  subdivision for the creation of development lots

1 strata and stratum subdivision of any basement levels
1  strata subdivision of market housing buildings
1

stratum subdivision for mixed use buildings

A draft subdivision plan is attached at Appendix H. Architectural Plans prepared by SJBillustrating the proposed
development a re included at Appendix Fand Appendix JJAn artist impression of the proposed development is shown at
Figure 29. A summary of the key development metrics proposed  is provided at Section 6.2 and a detailed description of
the proposal is provided in the following sections of this report.
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Figure 29 Axonometric perspective of the reference scheme
Source: Design Report prepared by SJB

6.2 Concept Proposal

6.2.1 Proposal Overview

The following table provides the key development metrics  of the concept SSDA, with further information provided in the
subsequent sections of this report.

Table 7 Summary of key development metrics
Component ‘ Proposal
Site Area 1 Waterloo South has a developable site area of 114,822sgm / 11.5ha (as depicted in  Figure 31)

1 The broader Waterloo South Precinct Area, which includes all LAHC owned and privately owned
properties and roads within the precinct, has a site area of ~ 123,149sqm / 12.3ha.

Proposed Land Uses 1 Residential:
- Saocial housing
- Affordable rental housing
- Market housing
1 Community uses which could include community facitliies, childcare uses, health services and
educational uses
1 Non-residential uses to be determined in future detailed applications including but not limited to retail
premises, commercial premises, business premises, light and creative industries, and recreational

facilities
Dwelling yield Approximately 3,300 dwellings
Maximum Gross Floor Total GFA 282,484.68m?
Area (GFA) (Maximum)

Environmental Impact Statement | Waterloo Estate (South) concept SSDA 46



Component ‘ Proposal

Residential

The proposed concept includes approximatel y 267,198 m?2 of residential
accommodation (approximately 3,300 dwellings), comprising:

1
1

A minimum 30% of residential GFA to be used for social housing

A maximum of 50% of residential GFA to be used for 'market housing' / 'private
housing' .

Approximately 20% of residential GFA to be used for affordable housing,
representing the balance between the minimum social housing and the maximum
market housing that is proposed, noting that at least 7% of residential GFA must
be used for the purposes of affordable housing that is owned and managed by a
community housing provider.

Any additional affordable housing provided  over and above 7% of total residential
floor space will be provided as affordable housing  for a minimum period of 25
years.

Non -residential

A minimum 15,000m2non -residential land uses ( inclusive of the 5,000 m? referred to
as Ycomuosesihi byl ow

Reference scheme illustrates 15,305m? for non-residential uses.

gommunity Us e s

Minimum 5,000m 2 which could comprise health services facilities, community
facilities, centre based childcare facilities, and/or educational facilities.

Reference scheme illustrates 5,389m2for these ¢ o mmuusésh ywi t hi n
15,305m2 non -residential GFA.

Maximum Building Block 2
Heights (storeys)

Building 2D z 9 storeys
Building 2B z 4 storeys

Block 3:

Building 3A z part 6 and 22 storeys
Building 3B z part 6 and 15 storeys

Block 4:

Building 4B z 8 storeys
Building 4C z part 8 and 21 storeys

Block 5:

Building 5A z part 6 and 18 storeys

Block 6:

Building 6A - part 6, 11 and 16 storeys

Block 7:

= =2

Building 7A z part 6 and 28 storeys
Building 7B z part 7 and 19 storeys

Block 8:

= =4 —=a =

Building 8A - part 8, 15 and 33 storeys
Building 8B - part 3 and 6 storeys
Building 8C - part 3 and 10 storeys
Building 8D z 2 storeys

Block 9:

= =2

Building 9A z part 1, 9 and 33 storeys
Building 9B z part 1, 11 and 16 storeys

Block 10:

1
1

Building 10A - part 10 and 31 stor eys
Building 10B - 17 storeys

Car Parking Approximately 1,500 spaces (across all land uses), excluding on -street car parking spaces, including 60 retail

car parking spaces to be delivered on Block 9 to support the supermarket tenancy.

Public Open Space The proposal will d eliver the following public open spaces across the precinct:

1 The proposed development includes the  Village Green Park comprising a minim um 20,000 m? at Block 1
(site bound by George, Wellington, Cope and Raglan streets ).

1 The proposed development includes a local park comprising a minimum 1,000 m? at the centre of Block 8
bound by Cope, John, George and McEvoy streets .

Tree Retention 304 trees are proposed for retention

Tree Removal 236 trees will require removal to facilitate the proposed concept development .
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Component ‘ Proposal

Staging/ Phasing The project is expected to occur in 7 stages.

The 7 stages will consist of 6 built form stages and 1 stage specifically for the  delivery of the large park
which is required prior to the  occupation of 50% of the total GFA . Staging is indicative and may be adjusted
as the project progresses.

Estimated cost of $2,454,230,147 (incl. GST)
development

6.2.2 Project Area

As detailed in Section 3.0, the subject site forms part of the broader Waterloo Estate precinct. Figure 27 illustrates the
project site area (Waterloo South) in relation to the wider Waterloo Estate. The Waterloo South Precinct Area has a total
site area of 123,149m?, encompassing all land within the Waterloo South boundary. The project site area, however,

reflects only the developable lots within Waterloo South and excludes privately owned land, which do not form part of the
developm ent site. Accordingly, the project site area equates to 114,822mz2,

The site has been defined into 10 development blocks to assist with the staging of the development as depicted in Figure
30. The proposed site layout and block alignment is  depicted in Figure 31.

Waterloo South precinct boundary
Waterloo North precinct boundary
Waterloo Central precinct boundary
Site block boundary

Private development lot

Block number

L O

g A 4 ‘ -. N i . ; ¥/
S el s, - LA A ool { - 10

Figure 30 Project site area within the broader Waterloo estate precinct and Waterloo South block breakdown

Source: Design Report prepared by SJB
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Figure 31 Developable site area

Source: Revised Design Guide prepared by SJB

6.2.3 Design Principles

The concept SSDA has been informed by a series of design principles that form the foundation of the urban design

strategy for Waterloo South. These principles support the project vision, the Designing with Country framework ,and the
Public Domain Strategy and have been developed collaboratively with Homes NSW and the broader specialist consultant
team. The key principles include:

1

1

1

1

Embed Country: embedding Country within the urban design, landscape and architecture of the precinct from
inception, guided by the concepts of the Fold, Wet Country and Dry Country.

Improve amenity:  improving amenity for residents and visitors through access to sky, sun and high -quality public
spaces, including reduced street wall heights relative to the 2022 Design Guide to support a consistent, human -scaled
street environment.

Built for everyone : with building typologies distributed across social, affordable and market housing to ensure
equitable access to amenity and quality of living, and simplified typologies to support flexibility within approved
envelopes.

Designed for generations :the precinct is designed to meet the needs of both existing and future residents while
fostering a strong sense of belonging. This is supported through well  -considered day -to-day precinct operations,
equitable access to views and amenity, and the coordinate  d provision of shared facilities and resources that support
a range of household types and life stages
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Figure 32 Design principles
Source: Design Report prepared by SJB

6.2.4 Designing with Country

The proposed concept plan is underpinned by the Designing with Country Framework prepared by Nguluway Designinc
through collaboration with Homes NSW, Stockland and the  local Aboriginal community. The framework places Gadigal
Country and culture at the centre of the renewal of Waterloo South and establishes guiding principles for development
that is inclusive, sustainable and grounded in place  (refer to Figure 33).

Drawing on place -based themes, Waterloo is recognised as a cultural and political heartland shaped by shared struggle,
identity and resilience. The concept plan responds by embedding Aboriginal identity within the public domain, movement
network and spatial structure of the precinct, strengthening a sense of belonging through everyday experiences of
movement, gathering and occupation.

Key spatial moves informed by the Designing with Country Framework include a north zsouth songline along the western
edge of the site, connecting Kamay (Botany Bay) and Warrane (Sydney Harbour) . Eastzwest connections draw inspiration
from historic waterways, adopting more organic alignments that slow, curve and pool to create moments of pause and
connection across the precinct.

These movements are further informed by the concept of 3the foc
through contrasting conditions across the site. This is expressed through the transition from the wetter western lowlands

to the drier ea stern heights and informs the organisation of streets, public spaces, landscape character and built form
across Waterloo South.

BELONGING TO COMMUNITY CONTEMPORARY JOURNEY LINE WATER STORY THEFOLD

Figure5.  Belonging to Community. Source: Nguluway Designinc Figure6.  Contemporary Journey Line. Source: Nguluway Designinc. Figure7.  Water Story. Source: Nguluway Designinc. Figure8.  The Fold. Source: Nguluway Designinc.
Figure 33 Designing with Country Principles
Source: Urban Design Report prepared by SJB and informed by the Design with Country Framework prepared byguluway Designinc
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6.2.5 Building Envelopes

The concept SSDA seeks consent for the maximum building envelopes across the site. The  proposed building envelopes
establish the upper limits of development, including maximum building heights, street wall heights, tower zones ,
minimum setbacks, and define the overall scale, massing and spatial relationships of development across the precinct.

The proposed building envelopes are illustrated in ~ Figure 39 - Figure 45 and in Appendix JJ

Gross Floor Area

The concept SSDA seeks consent for a maximum GFAof 282,484.64m2 across the site, consistent with the maximum FSR
controls proposed under the concurrent rezoning of the Sydney LEP 2012 , refer to Section 7.3.5 of the EIS.

The building envelopes provide the spatial framework within which this floor space may be accommodated, while

ensuring appropriate transitions to surrounding development, protection of public domain amenity and a coherent
precinct structure.

Building Typologies

To support adaptability across the staged delivery program, the concept envelopes adopt a limited number of
standardised, envelope -responsive building typologies as depicted in  Figure 34, including:

1 Single loaded rectangular podium

1 Double loaded L -shaped podium

1 Double loaded rectangular podium

1 Double loaded tower

Development is generally arranged in a perimeter block configuration, with defined street edges and publicly accessible
internal courtyards. This arrangement reinforces an active public realm, supports passive surveillance and enables
consistent building i nterfaces with streets, parks and public open spaces.

RAGLAN STREETY [

| ‘ '
-
Single Loaded Doutie Loadec
Rectangdar Podium L-Shape Podium
n no
’ |
L
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Double Loaded Double Loaded
5 Rectanguor Podum Tower

Figure 34 Indicative building typologies
Source: Design Report prepared by SJB
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Building Height

The concept SSDA building envelopes seek consent for the building envelopes across the site, including the maximum
building heights for each of the buildings across Blocks 2  -10. The proposed maximum building heights across the site are
outlined in Table 7 and depicted in Figure 35 and Figure 39 to Figure 45.

The maximum building heights proposed are consistent with the maximum heights prescribed under the Sydney LEP
2012, as amended by the concurrent Rezoning Proposal , as outlined in Section 6.2.6.

WATERLOO
PARK

WATERLOO
OVAL

Figure 35 Waterloo south maximum storey height

Source: Design Guide prepared by SJB

As outlined in Figure 36, building heights vary across the site in response to context, street hierarchy and adjacency to
public open space. Taller envelopes are generally located toward the southern portion of the precinct, with mid -rise
envelopes forming the predominant built fo  rm across much of the site and lower -scale envelopes reinforcing a human -
scaled street environment along key interfaces. At Blocks 7-10 the maximum building height is defined by the PAN OPS
(RL 126.4m).

LEGEND

3 Social housing

B Affordable housing

A [ Markst housing

Community building

Mon-residantial

l
| >

- il 2S5
Figure 36 Proposed height distribution (viewed from northwest)

Source: Design Report prepared by SJB
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Street wall heights are generally proposed to be up to six storeys  (refer to Figure 37)to reinforce a human -scaled
streetscape and maintain compatibility with the surrounding built context. This approach moderates the perceived bulk

of development at street level, enhances pedestrian amenity and supports a consistent and legible built form ¢ haracter
across the precinct.

WELLINGTON STREET

JOHN STREET

‘ﬂ | 4- 1) [T W T b, W 43 [ L4, N )

Figure 37 Proposed consistent street wall
Source: Design Report prepared by SJB

Above podium levels, tower envelopes define the maximum permissible horizontal extent of tower forms. These tower
envelopes (referto Figure 38), operate as an upper limit to control bulk and massing, maintain appropriate separation
distances and support acceptable wind, solar access and skyline outcomes.

Tower floorplates are contained within the approved tower envelopes; however towers are not required to occupy the full
extent of the envelope, and smaller or alternative configurations may be accommodated provided they remain within the
approved limits. The reference scheme prepared by SJB, outlines one way the towers could sit within the maximum
building envelopes.
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Figure 38 Maximum tower dimensions
Source: SJB
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Figure 39 Blocks 2 & 3 maximum storey height and envelope diagram
Source:Concept Envelope Plangrepared by SJB
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Figure 40

Block 4 maximum storey height and building envelope diagram

Source:Concept Envelope Plangrepared by SJB
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