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Glebe Society Introduction

The Glebe Society (the Society) has three core pillars driving its activism. Those
pillars are Community, Environment and Heritage.

The Society acknowledges the Housing challenge, and responds to the Housing for
All Discussion Paper (Discussion Paper) in the context of these three core pillars and
their relationship to strong communities and housing supply.

Community

Building homes for all has to be about building communities. Communities are
greater when they are tolerant, diverse but inclusive, engaging and communicative,
caring and contributing.

Great communities can live work and play together when there is a balanced supply
of housing options available in which all community cohorts can live a fuller life.

Environment

The natural environment is a prerequisite to creating great communities. Higher
density will necessitate a commensurate expansion of open space for recreational
purposes that includes walking, cycling, playgrounds and sporting fields.

The built environment must include good access to infrastructure such as transport,
education, entertainment and jobs all of which are supported by community centres,
creative venues, libraries and a market place in which to shop, congregate and
socialise.

Heritage

Owners of heritage classified buildings in Heritage Conservation Areas (HCA’s) are
encouraged to perform sensitive upgrades and/or pursue a sustainable adaptive
reuse policy if the buildings are to reach their full life cycle. They capture embedded
energy, enhance local character and identity whilst maintaining the architectural
fabric of the HCA.

The goal is to adopt a focused approach to adaptive reuse of heritage and
contributory buildings to increase housing supply.

If and when change is inevitable, it should respond to the heritage significance of the
item or area. (City of Sydney Development Control Plan (DCP) 2012, Section 3.9)



Discussion Paper Response

The Society notes the City is taking a visionary approach to numerous options for
increasing density to meet the housing challenge. We respect the conceptual
thinking process that has occurred to date prior to further detailed research and in-
depth analysis.

In that context the Society makes several key points:

1. First and foremost is that “Density Done Well” prevails as the planning and design
discipline to meet the housing challenge.

2. As indicated later in this response, and given the early conceptual thinking, that
genuine community consultation continues so that the community participates fully in
the Housing for All initiative.

3. Removing potential sites from HCA'’s should not be adopted as a shortcut to
increasing higher density. We should be able to work together to increase housing
supply whilst simultaneously responding to the locality statements of the HCA'’s.

4. It will be imperative that the City and the NSW Government are aligned in the
selection of sites that are to be rezoned for higher density. It would be counter-
productive if Council and the community were to agree on site selections, only to find
this to be overturned by the NSW Government via the State Significant Development
(SSD) process.



Density Done Well

“‘Density Done Well” has become a widely used planning concept which refers

to increasing housing density in a way that improves or maintains liveability rather
than degrading it. The result is more people living in an area with better design,
infrastructure and amenity.

It is the difference between poorly planned high-rise with congestion and low amenity
versus thoughtfully designed neighbourhoods that feel vibrant, green and functional.

The key elements of “density done well” therefore includes:

e Human Scale Design — low to mid rise relatable buildings

e Housing diversity — an integrated mix of housing markets, private and public,
owned and rented, social and affordable apartments and townhouses

¢ Neighbourhood character — community acceptance after genuine consultation

e Access to transport and jobs — good reliable public transport

e Green space and public domain — landscaped community areas, public parks,
tree canopy, walkable illuminated streets

e Social infrastructure — schools, health and child care, community facilities

e Strong urban design — sustainable materials, good layout, private outdoor
places

Given the City’s Planning Controls, and various strategy documents including
Sustainable Sydney 2030-2050 - Continuing the Vision and the Local Strategic
Planning Statement, the Society believes the City is positioned to be a leading
influencer in delivering “Density Done Well” outcomes.



Where Can We Plan For More Homes

The Society responds to the location opportunities listed as 5, 6, 7, 9 and 10.

Location 5
Renewing Broadway: UTS to Glebe Point
Road

The designated area appears to include a portion of the Glebe Point Road HCA C29
and the whole of Mountain Street HCA C68.

The Society’s response in relation to the Glebe Point Road HCA is discussed in
Location 7 “More life (and living) on our high streets”.

The Mountain Street HCA contains many beautiful buildings fronting wide tree lined
streets. Current usage of these beautiful original “warehouse” buildings is generally
residential or workplace adapted conversions.

Mountain Street character. Images Brian Fuller

The bulk and scale of recent new buildings are reflective of creative and perhaps
controversial architectural expression that in another time may well become highly
protected heritage buildings.

Are not these buildings of such architectural character to become our legacy to
future custodians of this place?

Some examples are 1 Macarthur Street Ultimo (Int Grammar School / Kerrie Murphy
Building), the proposed redevelopment at 66 Bay Street Ultimo (D/2022/385), and
the “Paper Bag” building by renowned architect Frank Gehry at nearby Haymarket.



Kerrie Murphy Building Proposal for additional height 66 Bay St Ultimo Paper Bag Building Haymarket
Image Brian Fuller Image City of Sydney DA Tracker Image Google Search

The most significant opportunity for the delivery of additional affordable housing is
Council’s Depot bounded by Wattle, Macarthur, Bay and William Henry Streets.

This 2ha (approx.) site is the subject of the approved Development Application
D/2025/276 for a 2 stage redevelopment of the site.

This site includes locally listed heritage item 12277, and the Heritage Impact
Statement included within the DA documents describes the item as of high

significance.

Heritage item 12277 — Council Depot. Images Brian Fuller

Given that Council has included the site within an area for the development of
affordable housing, it is assumed that Council proposes to relocate its Depot
elsewhere.

The Society is conceptually supportive of the development of additional affordable
housing east of Bay Street on the basis of creative design responses to the
character of the Mountain Street HCA and nearby environs, and where appropriate
to the warehouse character fronting Wattle Street.

It should be noted that the proposal to redevelop the Franklin Street Social Housing
Estate was withdrawn by the NSW Government in 2023. The Society supported that
withdrawal.



Location 6
Renewing Underused Sites Along
Parramatta Road

To provide informed comment on these sites it would be appropriate for further
consultation with Council so as to appreciate the vision for Parramatta Road within
the City of Sydney LGA area.

The Society understands Council may have an obligation to align with the
Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) and may do so
by amending the LEP to achieve greater heights and density via site specific
planning proposals.

In the meantime we offer the following comments.

If these Location 6 sites fronting Parramatta Road and Arundel Street to the west of
Ross Street are to have potential for a future integrated housing mix, it would be
advantageous for all to be amalgamated into one ownership.

For the site tp satisfy the “Density Done Well” criteria, planning and design will need
to compensate for what the site and its immediate surroundings lacks in green
amenity.

A positive is that the site is in close proximity to employment hubs at the Universities
and the RPA Hospital. Major shopping is available at Broadway Shopping Centre
and the Tramsheds. Community services are located on or near Glebe Point Road,
and Primary Schools are available at Glebe and Forest Lodge.

Public transport relies on bus services only which will be insufficient with higher
density. A prerequisite to any housing development of the site would be a
commitment to the construction of the Green Square to Broadway/Parramatta Road
Light Rail beyond the site in a westerly direction.

The Society takes inspiration from the nearby City Quarter residential apartment
development on the old Royal Alexandra Hospital for Children site at Camperdown.

Putting aside that it is a fully private market housing development with resort style
facilities, the 6ha site has allocated an estimated 20-30% of the total area to open
space consisting of internal landscaped courtyards, greenery and lawns, a “Village
Green”, communal open spaces integrated between buildings and the

restored Orphan School Creek / Nurses Garden.

It offers diversity of housing type with a predominance of mid rise with some medium
high rise (stepping up to 16 storeys) with the latter located at the south west
perimeter of the site to maximise solar access.



It has both a human scale, and a “sense of place”.

City Quarter, Camperdown. Images Brian Fuller

The inclusion of the Office Works site on the eastern side of Ross Street seems
inappropriate in the context of “design done well”. It has little or no scale from which
offer any amenity. In reality it could be an undesirable stand alone development.

It must be noted that it is located within the Hereford Forest Lodge HCA C33 and
includes locally listed items 1644 and 1631 collectively contributing to the
neighbourhood character.



Location 7,
More life (and living) on our High Streets

The Society supports our high streets as places for social interaction, community
centres and services, entertainment and dining, daily needs and shopping. They are
the economic heartbeat of local communities.

In response to the then draft Local Strategic Planning Statement, the Society made
several recommendations for Glebe Point Road in its submission dated 11 October
2019 to the Lord Mayor.

The Society recognised the need for reactivating Glebe Point Road and our
recommendations included:

“The City reviews the controls contained within the Sydney Local Environmental Plan 2012 (LEP) in
regard to Glebe Point Road. On the eastern side between Parramatta and Bridge Roads it is
recommended the building heights facing the rear lanes be increased from 9.0 meters to 12.0 meters
and the Floor Space Ratio of sites be increased from 1.5:1 to 2:1, with a bonus of 0.5:1 where
development is for commercial enterprises.

These recommended amendments to the LEP must take into consideration the bulk and scale of a
proposed development ensuring that the heritage significance of the existing building and those
adjacent are not diminished when viewed from the adjacent building and from Glebe Point Road”.

The vision was to encourage SME’s and new start-ups to lease space that is set
back above and behind existing premises, creating jobs and patronage to the retail
shops and services fronting the high street whilst preserving the unique character of
the Glebe Point Road HCA C29.

Seven years later, the Society maintains this position but that it should be extended
to include affordable housing. Many high streets successfully combine residential
with small business uses (Crown Street is a great example).

More people living and working on or near the high street can contribute to vibrancy
and local economic identity, but it will require a visionary approach to ensure a
responsive and sustainable investment in the infrastructure of the high street if it is to
remain competitive against other markets.

Whether or not the City agreed with the Society’s recommendation at the time, there
now appears to be a case for further consideration of increasing housing supply
behind premises facing Glebe Point Road, with the revitalisation of the high street to
be mutually beneficial.

Note: The section of Glebe Point Road between Parramatta Road and Francis Street
should be included within this Location 7, and not Location 5, to ensure a consistent
approach to the high street up to Parramatta Road.



Location 9
Gentle Density on Laneways

The Glebe Society supports the concept of repositioning laneways with residential
infill that increases the supply of affordable housing via low rise dual occupancy.

Laneway infill already occurs on an ad hoc basis as permitted by Section 4.1.6 of the
City of Sydney DCP 2012. However these developments are usually garage focused
at ground level and generally with a studio or secondary dwelling above.

We note the progress to date to introduce small lot housing fronting laneways into
Pyrmont and that the concept is still in its early stages.

Glebe/Forest Lodge has many highly intact terraces with strong architectural rhythm
to the streets. Many original terrace rear elevations have also followed a consistent
rhythm however the more recent garage/studio models adopt an individual approach.

The following Al generated images introduces prototype small lot houses fronting the
laneways.
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Al generated image of prototype small lot housing fronting laneways. Lot widths between 3-4 metres
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Al generated image of prototype small lot housing with strong architectural rhythm to the laneway. Open access passageway is
provided to internal courtyards and the original terrace,
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To deliver such an outcome, solutions to numerous issues together with community
engagement would be required, Those issues include:

Community consultation

Owner incentive strategies

Title options — subdivision or small strata plan

Revised planning controls

Solar amenity for original terrace and laneway houses

Acoustic and visual privacy amenity for original and laneway houses
Refuse collection points

Fire escape compliance

Service trades access

Pedestrian only laneways

Note that the above prototypes show a ground level access passage way from the
laneway to the courtyards of the small lot house and the original terrace house. The
upper level of the laneway house is canter levered over the passage way so as to
provide access for refuse bins, trades persons and a fire escape route.

For various reasons, not all laneways could perform to the above model/prototypes.
The scale of the original terrace, the topography of the site or the narrow width of a
laneway may severely restrict the amenity of the current terraces and the
functionality of the laneway itself.

The following image indicates small lot houses that takes on a Mews characteristic
that changes the laneway as we know it. It may have limited application.
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Al generated image of a Mews concept to replace the laneway as we know it

Whilst all the above Al generated images indicate two storey small lot laneway
houses, they can also be single storey, but otherwise conceptually the same. For
amenity reasons, it is probable that only single storey laneway houses would
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be built behind single storey terrace houses, and that two storey laneway houses
could only be built behind two storey terrace houses.

Such laneway developments offer architectural rhythm appropriately responding to
the rhythm of the historic intact terraces that front the principle streets. This provides
a contributory element to the HCA, whilst following heritage principles of respecting
scale, but not copying historical style.

The Society is not implying that these prototypes represent design solutions but
rather a stimulus to the narrative for repositioning the laneways away from their
existing offer.

to review if this is best use of the land.

THE GLEBE ESTATE

The area known as The Glebe Estate is predominately owned by the NSW
Government.

The Glebe Estate was purchased by the Federal Government from the Anglican
Church in 1974 and subsequently transferred it to the NSW Government. The
objectives of the purchase were to:

e Prevent the demolition of large numbers of Victorian terraces
e Maintain the integrity of the urban fabric
e Secure long-term public/social housing use

The Society holds NSW Government to account to preserve and maintain The Glebe
Estate and to not dilute or withdraw from the objectives of the original purchase.

Therefore this submission as it relates to Gentle Density on Laneways excludes
those laneways withinThe Glebe Estate.

12



Location 10,
Park-side Living for More People to Enjoy

It is well documented that park side living is beneficial to nearby apartment dwellers
and the local community at large.

Parks encourage broad civic and community connection, engagement with larger
natural environments, provide space for running, sports, and long walks etc, and
where large tree canopies grow to filter more air and cool the neighbourhood.

However, not all sites that have the potential for adaptation to apartment living are
located adjacent to, or in close proximity to parks.

It is therefore appropriate to promote the benefits of private common area gardens
within apartment developments that are are for the exclusive use of the residents
that live there.

Private common area gardens can offer a clear transition from the chaotic public
world to a secure and peaceful private home. Having greenery just steps from an
elevator etc provides an immediate visual escape from external pressures.

For the elderly or families with very young children, a private secure common area or
courtyard offers a controlled environment to safely enjoy the outdoors.

Residents are likely to not only identify with their individual apartment, but also take
pride in the entire complex as their home, albeit shared with others. In a park, the
experience is essentially that of a visitor.

The Harold Park development Is arguably the benchmark Inner West example of mid
rise affordable apartment living adjacent to significant parks and playing fields. The
development also includes additional parklands and playgrounds on the site to be
shared with the community. Internal common area courtyard landscaping that is only
accessible to residents is a feature of the development that offers greater amenity to
its residents.

The development is ideally positioned with the nearby Tramsheds for local shopping,
coffee and dining, the Jubilee Park Light Rail Station and the Jubilee Oval.

Given that location 6 does not adjoin a park, it is imperative that any development of
the site makes provision for a greater allocation of common area public space in the
form of a village green, internal park and gardens for the enjoyment and well-being
of its residents.
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Required NSW Government Support

Preliminary reading suggests that the NSW Government is projecting significant
population growth to occur in outer ring greenfield locations.

The Society is of the view that this urban sprawl approach promotes inefficiencies,
higher costs and environmental damage.

We understand that Council favours growth via a compact City necessitating higher
density.

The current narrative regarding the housing challenge focuses on planning reform as
the most significant lever to accelerating housing supply. These planning reforms
relate to zoning modifications and approvals timelines alongside public housing
delivery by Homes NSW.

Regrettably, the NSW Government has less control over housing construction.
Whilst modular and prefab construction technologies and practices are emerging,
productivity reform seems to be limited. In conjunction with the Federal Government,
the NSW Government can stimulate “on the ground” housing supply by vastly
improving construction productivity.

Regarding this Discussion Paper as it relates to Glebe/Forest Lodge, the NSW
Government must support the principles of “Density Done Well” and commit to the
Green Square - Broadway/Parramatta Road Light Rail project. Without it, increased
density will have wide reaching negative impacts on the economic, social and
environmental potential of the City and Greater Sydney overall.

Artistic
impression of the new light rail at Broadway. Image City of Sydney.
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Diverse Housing Needs

To formulate a response, the Society has relied on Census 2021 data comparisons

between the Glebe/Forest Lodge postcode 2037 and the City of Sydney LGA area.
City of Sydney LGA

TOTAL POPULATION
0-14
15-24
25-44
45 -59
60 - 74
75+

DWELLINGS
Total private - occupied

Total private - unoccupied

Studio/bedsitter
1 bedroom
2 bedroom
3 or more bedrooms
Not stated

HOUSEHOLDS
Family
Single (or lone)

Group

Owned outright
Owned with mortgage
Rented

Other or not stated

% of pop/Social Housing

Glebe / Forest Lodge
2037

10.6%
12.9%
39.3%
17.7%
14.3%
5.2%

7533 (86.4%)
1188 (13.6%)

4.2%
24.6%
36.8%
32.7%

1.7%

50.8%
40.4%
8.8%

18.5%
16.9%

61.2%
3.4%

25-30%

7.6%
12.7%
50.9%
15.3%
9.8%
3.8%

97743 (83.9%)
18733 (16.1%)

5.4%
31.2%
41.9%
20.0%

1.5%

47.4%
41.1%
11.5%

14.1%
19.1%

64.1%
2.7%

10-12%
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HOUSEHOLD RENT TO

INCOME
< 30% 59.7% 60.1%
>30% 33.1% 33.0%
Not determined 7.2% 6.9%

HOUSEHOLD INCOME
TO MORTGAGE

< 30% 70.7% 71.1%
> 30% 20.8% 20.8%
Not determined 8.5% 9.1%

ABORIGINAL/TORRES
STR ISLANDER

Total 428 (2.6%) 3008
Average No. per 2.2 3.1
household
Median monthly $4442 $6249
household income*
Median monthly rent* $1274 $1933
Median monthly mortgage $2084 $2900

*Census weekly $ converted to monthly = $ x52/12

Source ABS Census data including Quick Stats for post code 2037 and the City of Sydney LGA

KEY OBSERVATIONS

Unoccupied Dwellings — means all dwellings that were unoccupied, for whatever
reason, on Census night. As a raw number across the entire LGA, it effectively
equals the NSW Government housing target set for the City.

Further analysis would be needed to determine the long term unoccupied number of
dwellings and the reasons why. At what cost could they be made available for
continued occupancy?

Retirement / Aged Care Accommodation — The data indicates that 19.5% of the
population living in Glebe/Forest Lodge are aged 60 years and over compared to
13.6% in the LGA overall.

The only known independent living aged care facility in Glebe/Forest Lodge is the St
John'’s Independent Living Aged Care facility on St John’s Road Glebe. An 112 bed
aged care accommodation facility is currently proposed for the site at 5 Junction
Street Forest Lodge, yet to be approved. More will be needed.
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Young Families — The data indicates more young children aged 0-14 are living in
Glebe/Forest Lodge (10.6% of the population) than the LGA (7.6%). The data further
indicates that the parental age group of 25-44 is under represented in Glebe/Forest
Lodge as a share of the population (39.3%) compared to the LGA (50.9%). This
implies more children per young family household in Glebe/Forest Lodge than in the
LGA.

This would suggest that a review of private and public 3 bedroom allocations within
future housing developments in Glebe/Forest Lodge is required so as to ensure a
balanced representation of young families.

Note: The next Australian Census is to be conducted in August 2026.
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