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Item 2 Public Exhibition of Draft Housing and Affordable Housing Options Paper 

File: CST-100.03.073 Doc: IC20/56 

ITEM 2 PUBLIC EXHIBITION OF DRAFT HOUSING AND AFFORDABLE HOUSING OPTIONS 
PAPER 

  
Council has been progressively reviewing its Housing Strategy over a number of years.  On 17 July 2017 
Council resolved to exhibit a discussion paper “Housing Our Community” and supporting documents.  
Council has also responded to changing State legislation, such as the proposed introduction of the Low 
Rise Medium Density Code and amendments to State Environmental Planning Policy (SEPP) No. 70 – 
Affordable Housing. 
The Illawarra Shoalhaven Regional Plan (2016) estimates that by 2036 the Wollongong LGA population 
will grow by 33,000 persons, who will require an additional 14,600 dwellings. The Regional Plan requires 
Council to plan for the increased population growth and housing demand.  
A draft Housing and Affordable Housing Options Paper has been prepared, which documents forecast 
housing supply and demand.  The data suggests that Council’s existing planning controls and strategies 
will cater for the projected demand.  However, a greater proportion of smaller dwellings (1-2 bedrooms) 
is required to address the projected demand for smaller household sizes. 
The draft Housing and Affordable Housing Options Paper also provides further evidence for the LGA to 
be included in SEPP 70 – Affordable Housing.  Very low, low and moderate income households cannot 
afford to buy a house or unit in the LGA and there are few properties available to rent.  There is a strong 
need to increase the number of affordable properties available to rent and purchase. 
The draft Housing and Affordable Housing Options Paper presents options to address these and other 
housing challenges.  It is recommended that the draft Housing and Affordable Housing Options Paper be 
exhibited to enable community and stakeholder input to assist the development of a draft Housing 
Strategy and draft amendments to the Wollongong Local Environmental Plan 2009 and Wollongong 
Development Control Plan 2010. 
 

RECOMMENDATION 
1 The draft Housing and Affordable Housing Options Paper be exhibited to enable community and 

stakeholder input. 
2 The comments received be used to assist the development of a draft Housing Strategy and draft 

amendments to planning controls. 
3 The inclusion in State Environmental Planning Policy No. 70 Affordable Housing continue to be 

progressed, through the development of an Affordable Housing Contributions Scheme and 
Development Feasibility Assessment. 

4 A letter be sent to the Minister for Planning and Public Spaces objecting to the commencement of 
the Low Rise Medium Density Code, as the data in the draft Housing and Affordable Housing 
Options Paper demonstrates that this form of development is not required to address housing 
demand or affordability, and will not lead to good housing or community outcomes. 

 

REPORT AUTHORISATIONS 
Report of: Chris Stewart, Manager City Strategy  
Authorised by: Linda Davis, Director Planning + Environment - Future City + Neighbourhoods  

ATTACHMENTS 
1  Draft Housing and Affordable Housing Options Paper 
2  Missing Middle Testing Paper 
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BACKGROUND 
In 2005 consultants for Council prepared the Wollongong Housing Study (SGS 2005) which was used to 
inform the preparation of the draft Wollongong Local Environmental Plan (LEP).  The Housing Study 
examined the current and future population and demographic trends to determine the future housing 
supply and demand which guided decisions on the draft Wollongong LEP, and the final Wollongong LEP 
2009. 
In 2013, work commenced on the preparation of a new Housing Study for the City.  The first steps being 
a review of the 2005 Housing Study, a review of development take up in the R3 Medium Density zones, 
and the preparation of a Residential Density Study.  In 2016-17, the draft Housing Our Community 
Discussion Paper was prepared and reported to Council on 17 July 2017.  These documents are 
discussed later in the report. 
Review of 2005 Housing Study 
As part of the preparation of a new Housing Study, it is important to review the previous strategy to 
gauge the success, reflect on shortcomings and lessons learnt. 
In 2013, a review of the recommendations of the 2005 Housing Study occurred (Attachment 1).  The 
2005 Study had 31 actions and the review found that 8 actions had been completed, 10 were underway, 
11 were not commenced and the other two were undertaken on a case by case basis.  Many of the 
actions were aspirational and were not easily measurable.  It is noted that housing initiatives and actions, 
such as rezonings and reviewing planning policies, can be spread over a number of years, and don’t 
have to occur in a single year, or a 10 year period. 
The review also noted that many of the actions involved a range of stakeholders and were resource 
intensive. 
The 2005 Housing Study also included Council’s first detailed population projections to forecast housing 
demand into the future.  The demographic analysis took up a lot of the study and was important at the 
time.  More recently this demographic information been provided by the State and by Informed Decisions 
(id) through Council’s population profile and forecast which is available on Council’s website.  A future 
Housing Study does not need to undertake this analysis. 
Review of R3 Medium Density residential precincts 
There are 1,811 lots located within ten precincts throughout the City that are zoned R3 Medium Density 
Residential under Wollongong Local Environmental Plan 2009.  The boundaries of the precincts 
originate in the Urban Consolidation precincts that existed under Wollongong LEP 1990 and the Urban 
Consolidation Policy TP94/3.  Following the exhibition of the draft Wollongong LEP 2009, some of the 
precincts were removed due to community submissions, the boundaries of other precincts were modified 
to exclude land affected by medium and high flood hazard. 
During 2013-14 a review of the built form within the R3 Medium Density Residential precincts occurred. 
The purpose of the review was to examine the take up of the Medium Density precincts and determine 
the remaining capacity for additional housing within those precincts. 
The review found that there has been limited development in the precincts, with some 78% of lots being 
single dwelling houses, 2% dual occupancies, 6% town houses, 4% villas and 4% residential flat 
buildings. 
There is a combination of reasons for the low take-up, including medium density development not being 
financially feasible, bank lending policies, the planning control settings (eg FSR or lot width controls) not 
encouraging development, the value of improvements in many single dwellings, and existing owners not 
willing to sell for the amount offered. 
The review did not examine the commercial zones, such as within the Wollongong City Centre, where 
there has been strong growth in mixed use and residential development in recent years. 
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Residential Density Study 
In 2014, Council engaged consultants Hames Sharley to prepare the Wollongong Residential Density 
Study to examine housing density issues.  The study explores the factors including housing types and 
policies that affect housing density.  The study suggests the following six principles to be considered 
when examining areas that may be suitable for increased residential density: 
1 Locate close to transport services; 
2 Provide a mix of densities; 
3 Encourage diversity of housing types; 
4 Integrate public and private spaces; 
5 Implement contextually sensitive site design; and 
6 Defined boundary and connected to precinct. 
The study makes a number of recommendations that can be considered as part of the future stages of 
the Housing Study, including: 

• Continue to focus density around the rail corridor, and other key locations such as around the 
University of Wollongong; 

• Consider reducing minimum lot size subdivision standards, especially in medium and high 
density residential zones; 

• Consider the use of the R4 High Density zone to encourage higher residential densities; 

• Consider the removal of the integrated development requirement; 

• Increase the density controls in existing medium density zones; 

• Prepare design guidelines and review DCP controls to clarify built form expectations; 

• Set density targets at precinct scale, ie growth centres and neighbourhoods; and 

• Achieve design diversity through a hierarchy of controls. 
Importantly the study notes that to ensure the benefits of higher density living is achieved, there needs to 
be parallel programs to improve walkability, quality of life and public realm amenities. 
Housing Our Community Discussion Paper 
During 2015, the preparation of the discussion paper “Housing Our Community” commenced.  The 
discussion paper contains facts and information about the population, housing type and structure, 
employment, transport and the environment of our City. 
The discussion paper was the first step in preparing a new Housing Strategy. 
The draft Housing Our Community Discussion Paper was presented to a Councillor briefing on 23 
November 2015.  In December 2015 the State Government’s announced the proposed merger of 
Wollongong and Shellharbour City Councils.  As housing issues have City-wide implications, the project 
was put on hold in early 2016.  In February 2017, the State Government announced the abandonment of 
the proposed Council merger.  Following the announcement, the draft Discussion Paper was updated. 
On 17 July 2017 Council considered a report on the discussion paper “Housing Our Community” and 
supporting documents.  Council resolved that: 
1 The discussion paper “Our Wollongong – a discussion paper identifying issues for housing our 

community” and supporting documents be made available on Council’s website for community 
information and to begin the discussion on the preparation of a new Housing Strategy for the 
City. 

2 The discussion paper and community feedback inform the preparation of the Housing Strategy 
options paper. 
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3  a A draft Planning Proposal be prepared to introduce an Affordable Housing clause into the 
Wollongong Local Environmental Plan 2009, based on clause 6.8 of the Willoughby Local 
Environmental Plan 2012 or a similar provision recommended by the NSW Department of 
Planning and Environment. 

 b The report to Council concerning the proposed LEP amendment also include consideration 
of SEPP70 as the alternative or parallel mechanism to achieve affordable housing 
outcomes. 

4 The draft Planning Proposal be forwarded to the NSW Department of Planning and Environment 
for Gateway determination, and if endorsed exhibited for a minimum period of 28 days. 

5 Council advise the NSW Department of Planning and Environment that it is willing to accept Plan 
making delegation, should the NSW Department of Planning and Environment agree.  

Following the meeting: 

• the discussion paper and other supporting documents were published on the Council website for 
community information 

• the discussion paper was updated to reflect the 2016 Census information which was released in 
mid-2017 

• discussions occurred with the NSW Department of Planning and Environment on SEPP 70. 
Following discussions with the Department of Planning and Environment, it was clarified that the LGA 
needed to be listed in SEPP 70 to enable the inclusion of a clause in the Wollongong LEP 2009 for 
Affordable Housing. Resolutions 3a, 4 and 5 were not able to be progressed as a consequence of 
resolution 3b which required a further report to Council and the consideration of SEPP 70 as an alternate 
or parallel mechanism.   
On 3 April 2018, Council considered a Notice of Motion and resolved that: 
Council staff provide a Briefing or Information Note for Councillors on existing and potential programs to 
address the housing affordability crisis in Wollongong, including but not limited to - 

1 The process for Wollongong to be included in SEPP 70, and what the timeframe and likelihood is for 
this to occur. 

2 Voluntary Planning Agreements that increase affordable housing stock. 
3 Using Council owned land to build affordable housing or leasing that land to community housing 

providers. 
4 Any other mechanisms available to Council to address homelessness and housing affordability. 

In July 2018, a submission for inclusion in SEPP 70 was forwarded to the NSW Department of Planning 
and Environment. The Housing and Affordable Housing Options Paper details the revised process for 
being included in SEPP 70, noting that the process changed in February 2018. Parts 2, 3 and 4 of the 
April 2018 resolution were addressed by the Councillor briefings on 10 September and 8 November 
2018 and Council’s resolution on 10 December 2018. 
On 1 July 2018, the Low Rise Medium Density Code commenced in some 78 local government areas.  
The Code permits dual occupancy, manor homes and terrace houses to be approved as complying 
development if the development proposal meets specified criteria.  The commencement of the Code was 
deferred for the Wollongong LGA and 47 other LGAs until 30 June 2019.  In June 2019 the deferral was 
extended until 31 October 2019 and subsequently until 1 July 2020. 
In 2018 the Department of Planning and Environment released the Local Housing Strategy Guideline, 
which specifies the requirements for Housing Studies and Strategies. 
On 10 September 2018 a Councillor briefing on the Housing study was provided. 
On 8 November 2018 a Councillor briefing on Affordable Housing options and the Federal Grant funds 
was provided. 
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On 10 December 2018, Council considered a report on the Housing Affordability – Targeting of Federal 
Funds and resolved that: 
1 That the General Manager be delegated authority to prepare a submission to the NSW 

Department of Planning and Environment supporting the expansion of State Environmental 
Planning Policy No. 70 – Affordable Housing (Revised Schemes) (SEPP 70) to cover all local 
government areas.  

2 The NSW Department of Planning and Environment be advised of Council’s intent to prepare an 
Affordable Housing Contributions Scheme (under SEPP 70).  
a That up to $50k be expended from the Commonwealth grant to expedite preparation of a 

Development Feasibility assessment as required to develop an Affordable Housing 
Contributions Scheme. 

3 That the balance of the Commonwealth grant be committed to two delivery areas, of equal sums 
being:  
a An expression of interest process whereby not-for-profit organizations are requested to 

provide affordable housing schemes for consideration of funding.  
b An affordable home-ownership scheme for low to moderate income earners.  

4 That the delivery areas in 3a and 3b be limited to schemes delivering homes in the Wollongong 
Local Government Area.  
a That schemes exhibiting innovation and new ways of delivering services are encouraged.  
b That schemes targeting, but not limited to single women aged over 50 are encouraged.  
c That schemes constructed so as to return an income stream such that they can be continued 

or expanded beyond the initial funding, are encouraged.  
5 That the delivery area in 3b be a scheme that combines the Commonwealth grant with Council 

owned land in the West Dapto land release area to provide new housing.  
a That the new housing described above be designed as energy efficient and sustainable high 

quality residences.  
b That mechanisms for home ownership include but not be limited to joint ownership models 

and rent to buy options.  
c That the scheme at 3b include a component for returning an income stream such that it can 

be continued or expanded beyond the initial funding.  
d That the University of Wollongong be approached as a potential partner to develop the 

design of energy efficient and sustainable housing.  
6 That the general manager be delegated the authority to formulate, for 3a the details of an 

expressions of interest process, including assessment including any draft Memorandum of 
Understandings required to complete the process.  

7 That a Presentation be provided at a Councillor Briefing Session prior to or on 1 April 2019, 
outlining the specifics of the proposed scheme at 3b.  

8 That final approval for both delivery areas will be by resolution of Council and an update be 
provided to Council by August 2019.  

9 That the State Environmental Planning Policy 70 submission in point-1:  
a Note that Council has previously supported inclusion in SEPP-70 and most recently lodged a 

request to be included in SEPP 70 in July 2018.  
b Address any section of the ‘Draft Guidelines for Developing an affordable housing 

contribution scheme’ that hinders early adoption of such a scheme in Wollongong.  
c Propose that each region has its own median household income rate, rather than being “rest 

of NSW”, as the median household income rate in the Illawarra is different to other regions, 
and the policy settings should reflect local conditions.  
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d Propose that the NSW Department of Planning and Environment apply the requirements to 
State Significant Development and modifications which seek increased housing yield, such 
as Calderwood and Tallawarra.  

e Request the NSW Department of Planning and Environment to amend the Standard LEP 
Instrument to include a mandatory Affordable Housing Contributions clause in all LEPs, 
rather than each Council having to apply through the time consuming process of preparing a 
draft Planning Proposal to seek the inclusion of the clause. The nomination of sites would 
still require the preparation of a draft Planning Proposal. 

Following the meeting: 

• A letter was sent to the Department of Planning and Environment covering Parts 1, 2 and 9 of the 
resolution.   

• Part 2a will be progressed if Council endorses the Housing Options Paper.  An assessment of an 
Affordable Housing Scheme requires consideration of proposed planning control changes. 

• A Working Group was established to progress Parts 3a and 6 of the resolution - Affordable 
Housing Program.  Councillor briefings occurred on 26 March and 29 April 2019, a tender 
package was released in August 2019 and Council considered the submissions received at its 
meeting on 9 December 2019 (detailed below). 

• A Working Group has been established to progress Part 3b, 5 and 7 of the resolution - Council 
Lands.  

On 16 September 2019 a Councillor briefing on the Housing Study Options Paper occurred. 
On 9 December 2019, Council considered a report on T19/25 relating to the Affordable Housing Program 
detailed in part 3a of the resolution of 10 December 2018.  Council resolved that: 
1 In accordance with clause 178(1)(a) of the Local Government (General) Regulation 2005, Council 

accept in principle the tender of the Illawarra Community Housing Trust Ltd trading as Housing 
Trust for the delivery of affordable housing, in the sum of $4,340,000 excluding GST.  

2 The General Manager be delegated the power to finalise contract terms with the Illawarra 
Community Housing Trust Ltd, being terms that are consistent with the items identified in the 
invitation to tender.  

3 Council be provided with a further report on completion of the contract finalisation process for 
Council’s consideration prior to execution of any contract.  

State Environmental Planning Policy No.70 - Affordable Housing  
On 17 July 2017, 3 April 2018 and 10 December 2018 Council made resolutions supporting the 
introduction of State Environmental Planning Policy No.70 Affordable Housing (Revised Schemes) 
(SEPP 70) for the City. 
SEPP 70 commenced in 2002 and originally applied to the Greater Metropolitan Region, which includes 
Wollongong.  However, Councils had to apply to be included in the SEPP and demonstrate the need for 
affordable housing in their area. 
The amended aims of the policy are: 
(a) identify that there is a need for affordable housing across the whole of the State, and 

(b) describe the kinds of households for which affordable housing may be provided, and 

(c) make a requirement with respect to the imposition of conditions relating to the provision of affordable 
housing. 

The Policy introduced affordable housing provisions for three precincts, the Ultimo-Pyrmont Precinct of 
City West, the City of Willoughby and Green Square in South Sydney.  These provisions have 
subsequently been removed from the SEPP and are contained on the relevant Council Local 
Environmental Plan. 
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The SEPP defines affordable housing to be very low income households, low income households and 
moderate income households being those whose gross incomes fall within the following ranges of 
percentages of the median household income for the time being for the Rest of NSW (Greater Capital 
City Statistical Area) according to the Australian Bureau of Statistics: 

Very low income household less than 50% 

Low income household 50 or more but less than 80% 

Moderate income household 80–120% 
 
The SEPP contains the following affordable housing principles: 
1 Where any of the circumstances described in section 7.32 (1) (a), (b), (c) or (d) of the Act occur, and 

a State environmental planning policy or local environmental plan authorises an affordable housing 
condition to be imposed, such a condition should be imposed so that mixed and balanced 
communities are created. 

2 Affordable housing is to be created and managed so that a socially diverse residential population 
representative of all income groups is developed and maintained in a locality. 

3 Affordable housing is to be made available to very low, low or moderate income households, or any 
combination of these. 

4 Affordable housing is to be rented to appropriately qualified tenants and at an appropriate rate of 
gross household income. 

5 Land provided for affordable housing is to be used for the purpose of the provision of affordable 
housing. 

6 Buildings provided for affordable housing are to be managed so as to maintain their continued use 
for affordable housing. 

7 Rental from affordable housing, after deduction of normal landlord’s expenses (including 
management and maintenance costs and all rates and taxes payable in connection with the 
dwellings), is generally to be used for the purpose of improving or replacing affordable housing or for 
providing additional affordable housing. 

8 Affordable housing is to consist of dwellings constructed to a standard that, in the opinion of the 
consent authority, is consistent with other dwellings in the vicinity. 

Apart from the affordable housing definition and principles, the SEPP does not include any specific 
provisions for affordable housing.  However, section 7.2 of the Environmental Planning and Assessment 
Act 1979 requires a Council to be listed in a SEPP, before an affordable housing clause can be included 
in an LEP and development contributions for affordable housing can be collected.   
On 20 April 2018, SEPP 70 was expanded to include five additional Council areas - Randwick, Inner 
West, Northern Beaches, Ryde and Canada Bay. In July 2018 Council lodged a submission for inclusion 
in SEPP 70 with the NSW Department of Planning and Environment.  The submission was not 
acknowledgement or feedback provided.  In December 2018, a letter was sent to the NSW Department 
of Planning and Environment advising of Council’s intent to prepare an Affordable Housing Contributions 
Scheme, in accordance with Council’s resolution.  No feedback or acknowledgement has been received.  
On 28 February 2019 the SEPP was amended to apply to all of NSW.  The State was divided into 2 
areas, Sydney and the rest of NSW.  Wollongong became part of the rest of NSW.  The expansion of the 
SEPP from the Greater Metropolitan Region to all of NSW, allows all Council’s to prepare Affordable 
Housing Schemes to be considered and approved by the State.  The legislative change removed the first 
step in a long process.  The Department also published Guidelines for Developing an Affordable Housing 
Contribution Scheme.  Step A in the Guideline is to advise the Department of Council’s intention to 
prepare an Affordable Housing Scheme.  A letter was sent to the Department in March 2019, re-
confirming Council’s intention.  No feedback or acknowledgement has been received. 
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On 2 March 2020 a Councillor briefing on the Housing Study Options Paper occurred. 

PROPOSAL 
In 2018, Wollongong had an estimated residential population of 216,071 persons (id community profile) 
who were housed in over 80,000 dwellings.  The Illawarra Shoalhaven Regional Plan (2016) estimates 
that by 2036 the Wollongong population will grow by 33,000 persons, who will require an additional 
14,600 dwellings.   The 2019 NSW Population Projections recently issued by the NSW Department of 
Planning, Industry and Environment indicate that Wollongong is now expected to grow by 45,700 
persons by 2036 (257,450 population) who will require an additional 23,800 dwellings.  The extra 12,700 
persons and 9,200 dwellings is a significant increase from the 2016 data. The Housing and Affordable 
Housing Options Paper has been prepared using the earlier projections.   
Council has limited but important roles to play in the housing market, including - 

• Setting the housing policy for the LGA, to implement the State and Regional housing projections. 

•  Reviewing and amending provisions within the Wollongong LEP 2009, including rezoning land, 
changing floor space ratio or minimum lot size provisions, which control the density of housing. 

•  Reviewing and amending the Wollongong DCP 2009, including parking standards, setbacks and 
landscaping provisions. 

•  Reviewing and amending the Wollongong City-wide Development Contributions Plan 2016, and 
West Dapto Development Contributions Plan, to determine development contributions for residential 
development.  

• Assessing Development Applications for subdivision and residential development, and Planning 
Proposal requests. 

• Providing attractive places to live, through infrastructure projects arising from Town and Village 
Planning, Public Art programs, community facilities, recreation areas and infrastructure projects; 

• Encouraging local employment opportunities, through planning controls, economic development 
programs and encouraging investment; 

• Reviewing Council land holdings and identifying surplus land that could be made available for 
housing; and 

• Developing Council’s commercial land holdings in accordance with Best Practice principles. 
Council does not influence many other factors in the housing supply and demand equation, such as 
migration policy, taxation policy, stamp duty, bank lending policies, construction costs, developer policies 
or the provision of State infrastructure investment. 
Forecast Housing demand and supply 
As noted, the State Government has forecasted that Wollongong’s population will increase by 33,000 – 
45,700 persons by 2036, who will require an additional 14,600- 23,800 dwellings. 
The analysis undertaken as part of the Housing Study – Options Paper, including information provided 
by the NSW Department of Planning, Industry and Environment indicates that there is sufficient feasible 
supply capacity to meet the projections forecasted in 2016.  The housing supply includes the West 
Dapto, Calderwood and Tallawarra urban release areas, development in the Wollongong City Centre 
and other centres, and infill development in the suburbs. 
However, the analysis indicates that a greater supply of smaller dwellings is required to meet the 
increasing demand, as a consequence of the ageing population, lone person households and for very, 
low, low and moderate income households. 
The Housing and Affordable Housing Options Paper addresses the Department’s requirements for 
preparing a Housing Study. 
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Housing for particular needs 
The draft Housing and Affordable Housing Options Paper considers the housing needs of various 
sectors of the community and Council’s role: 
Homelessness 
Homelessness is a complex problem that can arise from a number of causes, including domestic 
violence, financial hardship, health issues and limited access to affordable housing options. The NSW 
Family and Community Services identified that in 2016 there was 816 persons homeless in the 
Wollongong LGA.  The NSW Department of Communities and Justice is the lead NSW Government 
Department that supports people experiencing homelessness.  Effective response to homelessness 
goes beyond the provision of housing.  Council has a supporting role to State agencies and 
organisations that provide services to persons who are homeless. 
Social housing 
Social housing is secure and affordable rental housing for people on low incomes with housing needs. It 
includes public, community and Aboriginal housing.  Within the Wollongong LGA there is some 6,731 
social housing dwellings (8% of the housing stock) managed by the NSW Land and Housing 
Corporation.  An additional 35 dwellings for Aboriginal Housing. 
The development of social housing is permissible under the Affordable Rental Housing SEPP and is 
undertaken by State Government agencies.  Council has a limited role in the provision of Social Housing.  
Council will continue to work with the NSW Land and Housing Corporation to renew housing stock to 
meet the changing needs of their tenants.   
Student housing 
The growth of the University of Wollongong and Innovation Campus means that there is a growing 
student population that wants to live near the two campuses.   The University of Wollongong’s Main 
Campus Master Plan indicates that the University seeks to proportionally increase its student 
accommodation from 1,976 beds to 4,062 beds by 2036.   
Students are currently housed in a mixture of on-campus accommodation, university premises in the 
surrounding suburbs or through private rentals.  This last group can have the greatest impact on the 
surrounding residential community, though noise, parking and other amenity issues. 
The NSW Planning System does not define “student accommodation”, and sometimes premises used by 
students are referred to as ‘boarding houses”. 
In 2017, SEPP Educational Establishments and Child Care Facilities commenced.  The Education SEPP 
permits student accommodation to occur within school, university and TAFE campuses with 
development consent.  The policy is silent on student accommodation outside the campus.   
Until there is State-wide direction on student accommodation, it is difficult for Council to set is own 
planning policy position. 
Seniors housing 
The population of Wollongong LGA is ageing.  The projected number of residents in Wollongong LGA 
aged 70 years plus is projected to increase from 25,586 in 2016 to 31,845 by 2026.  In 2016, the 
Illawarra Aged Care Planning Region had a total of 5881 total operational aged care places consisting of 
a mixture of low care, high care, home care, restorative care places. The ratio the Illawarra achieved in 
2016 was 104.7 meaning the Illawarra region has a total of 104.7 places for every 1000 people aged 70 
years plus.  Assuming the current ratio of 104.7 places per 1000 people remains constant through to 
2026, there will be a projected shortfall of 656 places in the Wollongong LGA alone, to achieve the 
Australian Government National target of 125 per 1000 persons. 
There are three main approaches to housing and an ageing population. 

• Ageing in Place enables residents to remain in their home as they age and when their level of care 
increase. It empowers a resident to make a conscious decision to stay in their house for as long as 
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they can. Additional supplementary services may facilitate ageing in place e.g. help at home or 
short-term care which may provide assistance after a hospital visit or respite care.  

• Seniors Housing.  There are many definitions of seniors housing. Such housing is generally aimed 
at residents aged 55 years and older and offer independent living units. SEPP (Housing for Seniors 
or People with a Disability) 2004 provides standardised NSW controls for such housing.   

• Aged Care Homes which include spectrum of housing and assistance e.g. independent living units 
and/ or nursing home facilities.  

The scope for Council to influence change and provide housing for seniors is limited. The Wollongong 
LEP currently permits seniors housing with consent in all residentially and most business zoned land 
throughout Wollongong LGA. This enables provision of new additional aged care homes and 
independent living units.   Development controls are contained in the Wollongong DCP 2009 and NSW 
Apartment Design Guide relating to adaptable housing and liveable housing. 

People with a disability 
The need for assistance is a measure of the number of people with profound or severe disability, defined 
as people who need assistance in their day to day lives with any or all of the following core activities: 
self-care; mobility; or communication because of a disability, long-term health condition or old age.  It is 
applicable to all persons.  In 2016, Wollongong LGA had 6.4% of residents needing such assistance.   
Data from the Institute of Health and Welfare shows that a significant number of younger people enter 
aged care each year.  In Australia in 2017-18 more than 2,500 younger people under 65 entered aged 
care. A key reason younger people are entering aged care is the lack of suitable housing. There is a 
significant gap in the market for highly specialised disability accommodation. 
SEPP (Housing for Seniors or People with a Disability) 2004 provides standardised development 
controls for both seniors housing and people with disability. The term Seniors Housing (as defined under 
the SEPP) includes residential accommodation that is intended to be used permanently for seniors or 
people with a disability.  
Group Homes are currently permitted with consent in all residentially zoned land throughout Wollongong 
LGA and by the Affordable Rental Housing SEPP.  Adaptable and liveable housing development controls 
provide scope for Council to regulate change. 
Affordable Housing 
In 2016, Wollongong was identified as Australia’s third most expensive City based on the medium house 
price.  This was due to a combination of factors, including land supply and the overflow demand from the 
Sydney housing market.  It is noted that some other regional areas have higher medium house prices 
but are not classified as cities (eg Byron Bay).  House prices increased by over 30% however wages 
remained stagnant and less than those being offered in Sydney.  This significantly increased the demand 
for more affordable housing.  
The Housing and Affordable Housing Options Paper addresses the need for affordable housing in the 
LGA and the Department’s criteria for preparing an Affordable Housing Scheme.  The research found 
there are no homes available to purchase for households on very low, low or moderate incomes.  There 
was also a limited number of properties available to rent. 
Households that require more affordable housing include key workers (emergency services, nurses, 
teachers), lone person households, students and the aged.  Affordable housing is different to Social 
Housing provided by the Government.  Persons requiring affordable housing are workers looking to get 
into the housing market, or persons that have had a change of family circumstances. 
The Housing and Affordable Housing Options Paper addresses the SEPP No.70 requirements detailed 
by the NSW Department of Planning, Industry and Environment for the introduction of provisions to 
encourage greater provision of affordable housing.  The next step is economic modelling to determine 
the development contribution that is appropriate.  A pilot project is occurring as part of the Wollongong 
City Centre Planning Review.  The results and learnings will then be applied to the rest of the LGA.  It is 
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likely that where there is a greater uplift in planning controls through rezoning proposals, there will be a 
greater opportunity to collect development contributions to increase the provision of affordable housing.  
The $50,000 allocated by Council on 10 December 2018 for Development Feasibility assessment to 
develop an Affordable Housing Contributions Scheme will be utilised for this purpose. 
Housing options 
The data for both housing supply and affordable housing point to the need to increase the supply of 
smaller dwellings (1-2 bedrooms).  The draft Housing and Affordable Housing Options Paper presents a 
number of options for the community and development industry to consider, based around the following 
three planning priorities for housing: 
1. Increase housing stock diversity 

• Encourage the provision of more 1-2 bedroom dwellings 

• Review the location and planning controls for the R3 Medium Density Residential Zone to 
improve feasibility and take-up. 

• Change the dwelling mix in residential apartments, to increase the number of smaller dwellings 
from the current 10% requirement, this could include the introduction of incentive provisions, or 
the decoupling of car parking spaces from each unit. 

• Consider new smaller housing products, such as ‘Fonzie Flats’. 
2. Plan for future housing growth 

• Ongoing review and monitoring of housing supply, within greenfield development (eg West 
Dapto, Tallawarra), City Centre housing, town centres and around transport nodes 

• Review the planning controls in the City Centre, around Town Centres and transport nodes to 
increase housing density 

• Review the planning controls of constrained sites and locations 
3. Increase supply of affordable rental housing stock 

• This is the key priority issue found in the options paper, and Council has already commenced a 
number of initiatives 

• An Affordable Housing Policy should be prepared, exhibited and adopted, and possibly an 
Affordable Rental Housing target be set 

• The inclusion in SEPP 70 Affordable Housing should continue to be pursued, through the 
preparation of an Affordable Contributions Housing Scheme, as the next step in the process, this 
may require an Affordable Housing Contribution to be paid 

• As part of residential up-zonings, an Affordable Housing Contribution will be expected, or a 
proportion of Affordable Rental dwellings to be provided on-site 

• Council work with NSW Land and Housing Corporation and Community Housing Providers to 
increase the supply of Affordable Rental Housing. 

Low Rise Medium Density Code 
The commencement of the Low Rise Medium Density Code has been deferred till 1 July 2020.  Council 
previously objected to the introduction of the Code as: 

• it will allow Private Certifiers to assess complex development types (dual occupancy, manor 
homes and terrace houses),  

• there will be no neighbour notification or consultation (except just prior to construction),   

• Council is meeting its housing targets, 
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• the environmental constraints (steep slopes, flooding and bush fire risk) of the LGA means a 
code assessment is not appropriate, 

• is not consistent with the local or desired future character of many suburbs. 
Additionally, the housing product being produced is not addressing the demand for smaller, affordable 
dwellings.  Dwelling still contain 3-4 bedrooms, double garages and are not providing a housing mix.  
The high price of land means that dual occupancy dwellings can be sold for $0.6 - $1m each, which is 
not affordable for low to moderate income households.  
Council did support the introduction of the Code in new release areas, where new housing estates can 
be planned.  
Kennedy Associates Architects were engaged to prepare a comparison of dwellings that can be 
designed under the Code and under Council’s LEP and DCP (Attachment 2).  A range of zonings, lot 
sizes, floor space ratios and street frontage (single frontage, corner sites, rear lane) were considered.  
The analysis found that: 

• for dual occupancy the Code’s 50% landscaping requirement for each dwelling is the main 
limiting factor, and if complied with results in smaller dwellings than permissible under Council’s 
existing controls.  It appears that this is an error in the Code, and if corrected the permissible 
dwellings will be larger than those permitted under Council’s existing controls. 

• for stacked dual occupancy (1 dwelling on top of another) the Code’s controls result in 
undesirable outcomes.  The upstairs dwelling does not have access to outdoor space, the 
majority of the front façade is car parking and construction costs would be higher than side-by-
side dual occupancy. 

• for manor homes (3-4 dwellings in one building) the Code’s controls for corner sites result in 
undesirable outcome.  A large portion of the site is taken up by car parking, minimal compliance 
with landscaping is achieved, and there is poor amenity outcomes.  Manor homes are unlikely to 
be built on lots with one street frontage, as the lot frontage would need to be 19.5mm wide and a 
site area of 770m2.  Greater development yield can be provided by other options.  Manor homes 
are more likely to be developed on lots with rear lane access. 

• for terrace homes, both Council and the Code controls result in similar acceptable outcomes.  A 
minimum lot width of 21m is required for 3 adjoining dwellings and a driveway, reducing the 
likelihood of this development form occurring. 

• Council’s controls for residential flat buildings on R2 Low Density Residential and R3 Medium 
Density Residential land also needs to be reviewed. 

• Council’s controls for Multi-dwelling housing on R3 Medium Density Residential land require 
review as they result in undesirable outcomes, including poor building forms and layouts, and 
poor amenity outcomes. 

It is recommended that Council make a further submission to the Minister for Planning and Public 
Spaces, seeking exemption from the Code or amendments to require the notification of application and 
the consideration of submissions.  The Housing and Affordable Housing Options Paper includes options 
to reduce the application of the Code, including: 

• introducing minimum lot size areas for dual occupancy and manor homes, 

• amending the land use table for the R2 Low Density Residential zone to prohibit dual occupancy, 
multi-dwelling housing and residential flat buildings, 

• Consider alternative zonings for areas identified as having significant constraints.  Noting any 
downzoning may need to be accompanied by increase housing density in other locations, to 
maintain the overall housing supply. 

It is also recommended that as part of the Housing Strategy the permissibility of residential flat building in 
the R2 Low Density Residential zone be reviewed, and the design controls for residential flat buildings 
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and multi-dwelling housing be reviewed.  Improving the planning controls in the R3 Medium Density 
Residential zone may result is a greater take-up of sites for medium density development, reducing the 
pressure on other locations. 

CONSULTATION AND COMMUNICATION 
It is recommended that the draft Housing and Affordable Housing Options Paper be exhibited for 
2 months to enable community and development industry consultation. 
Following the exhibition period, and consideration of submissions, a draft Housing Strategy will be 
prepared.  Additionally, a draft Planning Proposal and amendments to the Wollongong Development 
Control Plan 2009 will be prepared to implement the draft strategy.  These draft documents will be 
reported to Council and then exhibited, if a Gateway determination for the draft Planning Proposal is 
received. 

PLANNING AND POLICY IMPACT 
This report contributes to the delivery of Our Wollongong 2028 Goal We have a healthy community in a 
liveable city.  It specifically delivers on the following:  

Community Strategic Plan Delivery Program 2018-2021 Operational Plan 2019-20 

Strategy 3 Year Action Operational Plan Actions 

5.3.1 Housing choice in the Wollongong 
Local Government Area is improved, 
taking into account population 
growth, community needs and 
affordability  

5.3.1.1 Prepare a Housing Study 
and Strategy incorporating 
Affordable Housing Issues  

Continue the preparation of the 
housing study 

The draft Housing and Affordable Housing Options Paper is an input into Council’s Local Strategic 
Planning Statement. 

CONCLUSION 
The draft Housing and Affordable Housing Options Paper is an important step in the development of an 
updated Housing Strategy for the LGA.  The three planning priorities for housing are: 

1 Increase housing stock diversity; 

2 Plan for future housing growth; 

3 Increase supply of affordable rental housing stock. 

The draft Housing and Affordable Housing Options Paper presents a range of options for the community 
and stakeholders to consider how these priorities could be met. 
It is recommended that the draft Housing and Affordable Housing Options Paper be exhibited for 
community and stakeholder input and the submissions received be used to inform the preparation of the 
Housing Strategy and amendments to planning controls. 
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