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Project web site

Community pop up

Online or community hall project briefing session
Email notifications

Letter box drops

Why build a new station so close to Bondi Junction and Edgecliff Stations?

s The distance between Woollahra and Edgecliff and Bondi Junction stations is similar to
other stations on the Sydney Trains network that have been designated TOD sites.

e The below maps show 10-minute walking distance radiuses on the T4 Eastern Suburbs
line, as well as selected other stations have been designated TOD sites, sourced from
the website traveltime.com
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e These are part of the standard Eastern Suburbs Railway line weekend possession
calendar and would need to occur regardless of delivering the new station at Woollahra.

Will an over station development be pursued?

« No. While an over station development was considered, preliminary investigations have
indicated that it would require extensive track possessions and disruption to rail
operations.

e This would be required to install a number of piers in between and adjacent to the
railway tracks to enable the construction of a residential tower.

« This would defeat the purpose of utilising an already-mostly-built station.

While this may be considered in future, at this stage, the project focus is on constructing
the train station without oversite development.

Will there be any compulsory land acquisitions or displacements of homes or
businesses?

e As there was originally a train station proposed at this location, it is not anticipated that
there will be any requirement for property acquisitions to deliver the project.

e The Government already owns the land at either end of the station which will be used for
constructing the new entrance and any other requirements.

What is Transport doing to manage noise and environmental impacts during
construction and operation?

e A detailed environmental review will be undertaken as part of the Project Planning
Approval process including consultation with the community and other stakeholders.

Will the station be accessible for people with disabilities and the elderly?

« The station will be designed to be safe, inclusive and easy to use for all passengers,
including people with disability, older people, people with prams or luggage and others
who may be experiencing mobility challenges.

What transport links (bus and bike paths) will connect to the new station?

« Any existing and/or new transport links will be reviewed as part of the project concept
design development process and details made available through the community
consultation and project planning approval process.

How can residents stay informed or participate in the planning and decision-making
process?

¢ Local residents and other interested parties will be given the opportunity to provide
feedback throughout the state-led rezoning process.

e A dedicated project website will be created by Transport for NSW which will provide
regular updates on the station redevelopment - including an option to register to receive
updates.

« Project updates will also be communicated through various social media platforms.

« Targeted engagement will occur with Connecting with Country stakeholders, disability
groups, Guide Dogs Australia, local Council, through a Safer Cities walk with women
and children, Fire and Rescue NSW and Sydney Trains.

What channels will be utilised for communications and engagement?
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How much will the station cost?

e The estimated cost is between $147m and $186m based on preliminary estimates and a
reasonable contingency, with a reservation in the budget at the upper end of this range.
o Transport advises that project budgets are commercially sensitive information
and not disclosed as there are multiple works packages to be procured through a
competitive tendering process.
e The final station cost estimate will be subject to a business case.
¢ An additional $10m has been set aside to develop the business case ($7m), including
the costs of site investigations and project delivery planning, and to undertake the state-
led rezoning ($3m).
« For comparison, the typical cost of a metro station exceeds $1 billion.

What is the proposed scope of the station works?

» Subject to confirmation through a business case, construction is expected to include:

o New station entrance including facilities such as lift/s, escalator, toilets, station
staff amenities and fire stairs.

o Install wayfinding signage, lighting, communications system, CCTV, and fire, life
and safety requirements.

o Remediate and complete the island platform, including platform surfacing and
canopies between existing tracks.

o Relocation of all relevant low voltage cables, overhead wiring structures, and
signalling infrastructure.

o Road integration works including a pedestrian crossing, kiss and ride, bus stop,
wayfinding and landscaping.

o Landscaping, seating and other furniture.

When will the station open?

* The estimated opening date is 2029. This will be confirmed through the business case
process.
s Early works are expected to commence in 2027.

Will the rail timetable change or will there be operational impacts to incorporate the new
station?

« Initial assessment of the service and operational impacts indicate current services have
capacity to accommodate patronage growth.
+ An operational Woollahra station would likely:
o add 1-2 minutes travel time for Bondi Junction passengers.
o require a timetable re-work, to manage altered timings at key junctions and
terminals, and
o may require two additional 8 car suburban trains to run peak period timetables.
« During the Full Business Case development, any risks to operations and reliability of the
Eastern Suburbs Line will be identified and assessed as part of an operational impacts
assessment.

What track possessions are required to deliver the project?

* The extent of any track possessions required to complete works is not expected to
significantly exceed already-scheduled track work times on the weekends.
+ The current program is based on seven weekend closedowns.
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Value capture will be used to contribute to the cost of the Station.
This will utilise the Transport Component Charge (TPC) mechanism of the Housing and
Productivity Contributions framework.

« The government will levy a charge on new developments built in the vicinity of the new
Woollahra station, indicatively set at $15,000 per new dwelling.
This is based on the amount levied in Pyrmont under the same mechanism.
The final charge per dwelling and boundaries of where it will apply will be determined
through the rezoning process.

Isn’t this just another tax on housing? Won’t this push up the cost of housing near
Woollahra even more? Won’t this impact the feasibility of new housing with the value
capture charge?

e The Value Capture charge has been carefully designed to target the windfall gains of
land owners as a result of the government'’s investment to bring the station online, and
the rezoning to increase heights and density.

e By announcing the charge at the same time as the rezoning, this means that developers
will factor this into what they will be willing to pay for land.

e Land values will therefore increase by less than they otherwise would, but the price of
new housing remains unchanged.

s The charge will only apply to land that is actually redeveloped which means existing
landholders who don't sell will not be impacted.

« The final charge will be determined through the planning process, and will take into
account the impact on land values and feasibility, as well as the costs of bringing the
station online.

e The former government introduced or increased taxes, removed concessions or
adjusted thresholds 22 times while they were in office.

Revenue measures in their budgets raised a total of $35 billion.
They complain about the Housing and Productivity Contribution (HPC), but:
o The HPC first appeared in the budget papers when Matt Kean was the
Treasurer.
o It replaced the old system of Special Infrastructure Contributions (SICs) that in
many cases were much higher, like:
* The SIC in parts of Frenchs Forest, introduced in 2021 by Rob Stokes,
was $22,872 per dwelling, compared to the HPC of $10,711.
= The SIC in St Leonards and Crows Nest, introduced in 2020 by Rob
Stokes, was $17,711 per dwelling, compared to the HPC of $10,711.
¢ Since we have come to Government we have:
o Abolished the former government'’s forever land tax for first home buyers.
o Abolished stamp duty for first home buyers in the most generous first home
buyers scheme in the country.
o Permanently cut land tax for Build to Rent developments
o Cut developer charges for developers that build critical State infrastructure.

TRANSPORT/ STATION QUESTIONS
Why is a new train station proposed on this site?

e The existing incomplete Woollahra station was commenced in the 1970s but not
completed.

+ Completing and opening Woollahra Train Station would provide an opportunity for
significant housing uplift 8 minutes by train to the Sydney CBD.
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Blacktown, 2,230 in Liverpool and 1,068 in Penrith.

How much housing has been built in Woollahra over recent decades?

e Between 1971 and 2021 the population of Woollahra (per the census) declined by 11%.

o 1971 population: 59,964
o 2021 population: 53,496

e Over the same period:

o The population of Greater Sydney grew 74% (from 3.0 million to 5.3 million).
o the population of Penrith grew 261% (from 60,316 to 217,664).

Who will be the consent authority for future development applications following

rezoning?

» Large scale residential development would be considered State Significant
Development, with the State Government as the consent authority.

¢ For smaller scale development the consent authority is Council. The Department will
work with Council to improve their end-to-end assessment timeframes. Should Council
performance not improve the Department can mandate an expert review of Council
processes. |f performance does not improve to a sufficient level the Department can
issue a Performance Improvement Order to mandate change and ultimately remove

Council planning powers.

What say will local residents / council have in the rezoning?

e The state-led rezoning process will provide the opportunity for residents and the Council

to provide views through a public exhibition process.

Is the Government prepared for legal action by local residents / council?

= Should legal action be taken, the Government will respond as necessary to ensure we
are delivering homes in well-serviced and well-located areas.

Will this strain local roads, schools and hospitals?

« Building a new station improves local access to public transport, reducing the need for
car travel and decreasing road congestion. By shortening travel times and enhancing
network connectivity, it encourages a shift toward more sustainable transport modes.
Local hospitals in the area have amongst the lowest wait times in NSW.

Public school enrolment has been declining since 2018.

Local School Capacity
School Enrolment/Capacity
Woollahra PS 701/717
Bellevue Hill PS 566/878
Double Bay PS 239/301
Glenmore Road PS 301/301
Rose Bay PS 391/555
VALUE CAPTURE

How will the government pay for the station?

Page [APG] of [ANP]

TCO_000000001



OFFICIAL

s This is just an argument to never deliver any more housing in areas with higher incomes
and good connections to transport and the CBD.

« |t would mean these areas were locked up from new housing forever, which would just
make them more and more unaffordable and more out of reach.

« We need more housing everywhere, in all areas of our city.

« Increasing the number of homes is the most effective way to make housing more
affordable.

Is there sufficient capacity in the water and wastewater system?

e |Infrastructure NSW analysis from April 2024 has identified capacity in the water and
wastewater systems in the Eastern Suburbs for new dwellings, well in excess of the
proposed 10,000 dwellings.

e Further detailed analysis on specific infrastructure requirements and timing will be
undertaken as part of the rezoning process.

When will housing actually be built?

« Some parts of the investigation area already have new planning controls thanks to the
NSW Government's Low- and Mid-Rise Housing Policy.

« \We are already seeing large land transactions in parts of the Eastern suburbs and
expect more housing to be delivered in these areas as a result of LMR in the near term.

e As a result of the Woollahra-Edgecliff state led rezoning, we expect to see housing built
as a result of upzoning within a couple of years of the station opening.

Will there be affordable housing?

« In line with the approach taken with the Tier 1 TOD sites, the rezoning will determine
appropriate levels of Affordable Housing, considering impacts on feasibility.

Will housing covered by Heritage Conservation Area rules be redeveloped?

« The Government is investigating the housing opportunities across the station catchment

area, including lots within the Heritage Conservation Areas (HCA) that may appropriately

be able to be accommodate additional housing.

What is to stop Woollahra council from expanding the Heritage Conservation Area to
effectively block more housing?

« Heritage Conservation Areas can only be created or expanded through the planning
proposal process, overseen by the Department of Planning.

« The Department of Planning has an approval role in these matters and is currently
considering a planning proposal to identify additional dwellings within Edgecliff as local
heritage items.

« The Department of Planning is assessing this proposal on its merits, cognisant of the
potential state led rezoning.

Is Woollahra Council currently on track to deliver its housing targets under the Accord?

« Woollahra has a housing target of 1,900 dwellings over the 5-years to 2029.

 In the first full year of the Housing Accord period (i.e. 1 July 2024 to 30 June 2025),
Woollahra only approved 109 new homes during the Accord period.

e This is the third worst performance of any council in Greater Sydney (after Hunters Hill
and Mosman).
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WOOLLAHRA Q&A

PLANNING / REZONING QUESTIONS
How much housing will be built?

 The Government will be planning for an estimated dwelling uplift of between 6,500 and
10,000 new homes in the area around Woollahra and Edgecliff stations.

* A final estimate of the number of new dwellings will be provided as part of the master
planning process.

What specific area will be rezoned?

* The investigation area will cover roughly an 800-metre radius of both stations, with the
specific boundaries to be determined through the master planning and rezoning process.

Will the government also rezone the area around Bondi Junction?

e At this stage the focus is on the area around Woollahra and Edgecliff Stations.

¢ In addition, the Housing Delivery Authority has also called in a number of housing
opportunities in Bondi Junction which will enter the planning system soon.

« Waverley Council are also progressing a master plan for Bondi Junction.

« The final zoning boundaries will be determined through the rezoning process.

When will the rezoning start / finish?

e The master planning and state-led rezoning process will commence immediately. It is
anticipated to be completed in time for the station opening in 2029.

How tall will the buildings be?

+ These matters will be established through the master planning process and will consider
the local constraints and impacts to the local area.

« For reference, there are some existing higher density apartment buildings already in the
vicinity of the station. For example there is a 21-storey residential apartment building on
Fullerton Street 2 blocks from the station, constructed in 1963.

+ Despite this, buildings of a similar height have not been permitted in the area for
decades.

How did the government come up with the estimate of 10,000 new homes?

+ This is a preliminary estimate only and is based on advice from the Department of
Planning, Housing and Infrastructure and Treasury that indicate potential for between
6,500 and 10,000 additional homes.

« This takes into account the number of existing dwellings, the impact of changes to
planning controls, and relevant land constraints (e.g. local heritage).
« The final figure will be determined as part of the state-led rezoning process.

Is it feasible to build housing in this location?

s Analysis from the NSW Productivity Commission analysis shows that Woollahra is the
most feasible location in NSW to build mid-rise and higher density housing.

Won't this just be more housing for the rich?
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THE CABINET OFFICE

ORDER FOR PAPERS - DEVELOPMENT AT WOOLLAHRA AND EDGECLIFF STATIONS

NON-PRIVILEGED (PUBLIC) DOCUMENTS

Document ID. | Document Date of Creation Author Privilege Claim
Y/N?
Woollahra Q&A Final_Checks 21/08/2025 The Cabinet Office N
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