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Planning Proposal - 1¿l+154 Pacific Highway & 18 Berry Street, North Sydney

EXECUTIVE SUMMARY

This report has been prepared in support of a planning proposal to amend the provisions of
North Sydney Local Environmental Plan 2013 ("LEP 2073"1.

The proposed amendment to the LEP 2013 provides for a reduction in the minimum

required non-residential floor area on part of the site through an amendment to the map

referred to in Clause 4.4 of the LEP. The outcome as sought is to have allthe land included in

Area 9 of the non residential floor space ratio map to provide for a minimum non residential

floor space of 0.5:1. The planning proposal has been informed by the following strategic

studies and reports:

Land Use & Apartment Mix (commercial and residential Market Report - 744-t48
Pacific Highway and 18 Berry Street, North Sydney) - JBA Urban Consultants July

2013

Optimising Development Typology in North Sydney - Urbis July 20L1

Various Reports to Council involving Planning Proposals including 1-56 - 158 Pacific

Highway (January 2011) and t2- 76 Berry Street (January 2011).

This report has been prepared in accordance with the 'Guide to Preparing Planning Proposals'

deveioped by the NSW Department of Planning. The report addresses the proposal's

consistency with the Metropolitan Plan for Sydney 2036 and assesses the consistency of the
planning proposal against relevant State Environmental Planning Policies, s117 Directions

issued by the Director General of the Departrnent of Planning and the 'Net Community

Benefit Test' criteria established in the Draft Centres Policy.

a

a
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Planning Proposal -1+154 Pacific HiEhway & 18 Berry Street, North Sydney

1.0 SITE AND LOCATION

1.1 Site Description

The subject site comprises the following allotments:

o Lot 4,DP 237L04, 18 Berry Street, North Sydney

o Lots 2 and 3 and 10, DP 237LO4, t44-L48 Pacific Highway, Noth Sydney

o Lot L, DP 237704, 150 Pacific Highway, North Sydney

o SP 22786,154 Pacific Highway, North Sydney

The site is in a visually prominent location on the north-west corner of the intersection of

the Pacific Highway and Berry Street. The site has an area of 1681.8m2. The site has a

frontage to the Pacifíc Highway of 36.755 metres and 43.79 metres to Berry Street. The lots

are currently developed as commercial and mixed residential use buildings within the mixed

use locality at the fringe of the North Sydney CBD and adjacent to the Australian Catholic

University (McKillop - North Sydney Campus).The site is located within the North Sydney

Centre and is approximately 570 metres from North Sydney Station and 40 metres from bus

stops on the Pacific Highway.

The North Sydney Centre is well served by transport links including:

¡ The Sydney Orbital Network

o North Shore P,ail Line which provides access to the Epping - Chatswood Rail Link

¡ Strategic Bus Co¡'ridors

Aerial Photo - Site highlighted

Boston Blyth Fleming Town Planners
6



Planning Proposal - 14+154 Pacific H¡ghway & 18 Berry Street, North Sydney

t.2 Adjoining Development

12-16 Berry Street

Adjoining 18 Berry Street to the west and currently under construction is a mixed use

building at I2-L6 Berry Street, North Sydney.

On L8 May 20LL the Joint Regional Planning Panel approved Development Application No.

DA494/LO to demolish the existing buildings and construct a 9 storey mixed use building

comprising two levels of commercial and retail space, 48 apartments and basement car

parking at 12-16 Berry Street, North Sydney. The approved development has a maximum

height of R1111-.86.

View of 18 Berry Street (right) and develapntent adjoining the site to ihe west

1A Doohat Avenue

A two storey residential development adjoins L8 Berry Street to the north and is k¡lown as 1

and LA Doohat Avenue. Vehicular and pedestrian access to these propefties is provided

from the northerrr section of Doohat Lane.

7
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Planning Proposal - 1&154 Pacific Highway & 18 Berrv North SlrdneyStreet,

View of 1A Doohot (left) and the reor of 7 Doohot Ave (right)

View of Doohot Lane and the dwelling ot 7 Doohøt Ave.

2.3 Surrounding Development

The surrounding development consists of a m¡x of low, mediurn and high rise commercial and

mixed use buildings. Low density residential development is located to the north of the site

in Doohat Avenue. This precinct is zoned High Density Residential in LEP 2013.

I
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Planning Proposal - 14+154 Pacific Highrvay & 18 Berry Street, North Sydney

View of 33 Berry Street (on the corner of Pacific Highway) from the north-eost.

View of 25 - 29 Berry Street (on the corner of Napier Street)Jrom the north-ecst.

I
I
I
I
n
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Planning Proposal - 1¡!l'154 Pac¡fic Highway & 18 Berry Street, North Sydney

Vìew of 2C Berry Street (on the corner of Pacific Highway) lrom the south-west. Beyond is 271-22j Pacilic Highwoy'

156-158 Pacific Highway, North Sydney

A Development Appl¡cation was lodged with Council on L2 July 2011 for the demolition of

the existing building and erection of a 10 storey mixed use building containing 404m2 of

retail floor space, 40 apartments and basement parking for 31 vehicles at 156-L58 Pacific

Highrvay, North Sydney. The development has a maximum height of R1110.97 to the top of

plant and a roof level of R1106.53.

At its meeting of 7 September 2011the Joint Regional Planning Panel resolved to accept the

recommendation of the planning assessment report that, following the gazettal of the

planning Proposal, reducing the non-residential FSR to 0.5:L, it should approve the

application.

2l-l-223 Pacific Highway, North Sydney

On 29 April 201L, the Joint Regional Planning Panel approved the erection of an 18 storey

mixed use building comprising 4 levels of basement car parking, ground floor retail and

eommercial office space on Levels 1 - 3. A site specific Planning Proposal was lodged with

Council in 2011 seeking to reduce the minimum non-residential FSR to 0.5:1 from 3:1. The

planning Proposal was endorsed by Council in February 2012, with Gateway Determination

granted on 12 April 2OL2 and gazettal in October 2012.

Following the sale of the property, in September 2OL2, the new purchaser lodged a revised

Development Application. The application was approved by the Joint Regional Planning

Panel on 1-4 February 2013. The approved development involves the construction of a 20

storey mixed use development consisting of 228 residential apartments located above

commercial and retail tenancies. The non-residential FSR of the approved development is

0.5:1.

Boston Blyth Fleming Town Planners
10



Plannino Prooosal - 1 4¿l-154 Pacif¡c Hlghway & 18 Berry Street, North Sydney

L77-L99 Pacific Highway, North Sydney

The site diagonally opposite the subject s¡te, on the south east corner of Berry Street and

the Pacific Highway is known as t77-199 Pacific Highway. The site is currently occupied by a

part three and four storey brick commercial development.

A Concept Plan for the site was approved by the Minister for Planning on 20 December 2010

which included the following:

o A building envelope of 31 storeys, plus plant and a 4 level basement (max RL 195);

o Commercial land use, with a public plaza and retail/commercial lobby at ground

floor; and

¡ Streetscape upgrades along the frontage ofthe site.

A development application for the demolition and construction of the building was lodged

with North Sydney Council on 12 May 2011 and approved by the Joint Regional Planning

Panel on 7 September 2011.

At the beginning of August, a Section 96 Application was lodged introducing a number of
amendments to the proposed building, including the elevation and podium treatments to
Pacific Highway and was approved in September 2O!3.

View of 177-799 Pocific Híghway

77 Berry Street and 88 Walker Street

A project application was approved by the Minister for Planning on 25 February 2010 for a

commercial retail and hotel development at77-8L Berry Street and 88 Walker Street, North

Sydney. The maximum height of the development the site is R1198. The development will
provide 70,950m2 of non-residential GFA.

l,-'l
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Plannlng Pfoposâl -1*154 Paclflc Highway & 18 Berry StrceÊ, North Sydney

90-100 Mount Street

A Concept Plan seeking approvalfor a 39 storey commercial and retail development at 86-96

and 100 Mount Street, North Sydney was approved by the Minister for Planning on 25 May

2010. A height of R1200.7 and a floor area of 35,925m2 was approved under the concept

plan.

BGton BMh Flerning Tovm Planners
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Planning Proposal - 14+154 Pacific Highway & 18 Berry Street, North Sydney

2.O PROJECT OVERVIEW

The application seeks to amend the non residential floor space standard map (sheet
LCL_0024) to extend the nominated area 9 to include the corner sites 144 - 154 Pacific
Highway. The effect will be to reduce the minimum non residential floor space ratio for
these sites from a minimum 3:1 and a maximum 4:1to a minimum 0.5:1.

The planning proposal is made in conjunction with DA 239h3 which seeks to consolidate
and redevelop the remnant SP 22186, No.154 Pacific Highway with the remaining lots
previously the subject of DA 467 /7L as determined by the NSW LEC (10405 of 2OL2l.

The planning proposal is accompanied by a detailed economic assessment of the demand
and supply of commercial and residential development in North Sydney, and the inner north
region generally, to demonstrate that the mix of development, and the non residential floor
area proposed, is appropriate and responsive to both the short and longer term market
conditions. Enclosed are the following:-

Optimising Development Typology in North Sydney - Urbis -July 2011.
Land Use and Apartment Mix Commercial and Residential Market Report - iBA
Urban Planning Consultants - July 2013

3.0 PART 1- OBJECTIVES OR INTENDED OUTCOMES

3.1 Objectives

To amend the non residential floor space ratio map relating to 144 - 154 Pacific Highway

such that the map is consistent with the non residential fioor space ratio applicable to the
adjoining sites in this mixed use zone and to reflect the projected market demand for non

residential floor space in this locality.

3.2 lntended Outcomes

The intended outcomes of the Planning Proposal are:

a To amend the non residential floor space map LCL_0024.

a To permit the development foreshadowed by DA239/13.

To provide a quantum of non residential floor space to the street frontages of the land

and to the lower floors consistent with the anticipated market demand for this locality

and the objectives of clause 4.4A of NSLEP 2013.

a

a

a
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4.0

Planning Proposal - 14+154 Pacific Highway & 18 Berrv North SydneyStreet,

PART 2 - EXPTANATION OF THE PROVISIONS

4.L North Sydney LocalEnvironmental Plan 2013

Zoning and Permissibility

North Sydney Local Environmental Plan 2013 applies to the site. The subject site is zoned 84

Mixed Use pursuant to LEP 2013. Business premises, retail premises and shop top housing

are permitted with consent in the 84 zone.

Extractfrom LEP 2013 Land Zoning Map

Floor space ratio

The non-residential floor space ratio control for buildings in North Sydney is included in

Clause 4.4A of LEP 2013.

ln accordance with clause 4.4\l2l a building must not be erected in the specified areas if the

floor space ratio of that part of the building to be used for non-residential purposes is not

within the range specified in the table to the subclause.

As shown in following attachment, t44-75O Pacific Highway is within Area 8 and 18 Berry

Street is located within Area 9. A minimum non-residential floor area of 3:1 applies in area I
(with a maximum of 4:1) and a minimum non-residential floor area of 0.5:1 applies in area 9

(no maximum applies).
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Planning Proposal - l¡l+154 Pacific Highway & 18 Be¡ry Street, North Sydney

North Sydney Local
Envlronmontal
Plan 2013

Non-Resliential Floor Space
Rat¡o Range Map
- Sheet LCL $24

XoñCrtlM tu sFe Rdþ th{o

cffi

f] eo?M3ohsrúqcd

LEP 201j - Non-Residential FSR Map

The intention of the planning proposal is to amend the map to provide that the entirety of
the mixed use zone on the western side of Pacific Highway and north of Berry Street is

within area 9 on the non residential floor space rat¡c map and such that the sites

irrcorporated in D4239/L3 have a consistent non residentiai FSR. As well as seeking

consistency of the applicable planning controls relating to the site the intention is to permit

a non residential FSR that is consistent with the objectives pertaining to the eontrol and that
reflects the anticipated demand for non residential floor space in this locality and which has

due regard tc the strategic outcomes for the North Sydney centre.

IEÛ bT
Eh2
Ih3
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Ihs
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E*r
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5.0

Planning Proposal -14+'154 Pacific Hlghway & 18 BerrY Street, North Sydney

PART 3 - JUSTIFICATION

5.1 Section A - Need for the Planning Proposal

5.7.7 ts the Plonning Proposal o result of any strøtegic study or report?

The objective of this planning proposal is to amend North Sydney Local Environmental Plan

2073.

The proposed amendment to LEP 2013 will reduce the minimum required non-residential

floor area on the site from 3:1 to 1:1 through an amendment to the map referred to ¡n

Clause 4.44 of the LEP.

A detailed architectural proposal of the intended outcome has been prepared by Nettleton

Tribe and is included as Appendix A of this report" The concept plan has been informed by a

detailed site analysis and an analysis of the commercial and residential markets prepareci by

JBA and Urbis which accompany this Planning Proposal application as Appendix B. Further

the architectural concept has been reviewed by the various specialist reports that address

the specifics of the design, the locality and the impacts arising and which eomprise part of

the Development Application submission associated with DA239/L3.

The conceptual development is for:

A 23 storey mixed use tower consísting of 3 levels of commercial fioor space

(Z,4Z4m2l and 21 levels of residential floor space accommodating a total of 204

dwellings.

5 levels of basement car parking and storage.

The development w¡ll have a maximum building height of R1156 measured to the top of the

building (including plant). The maximum height of the roof will be RL 149.76. The montage of

the development ¡ndicates the concentration of the non residential floors to the lower floor

levels and addressing the street at ground level with the podium reinforced by the inclusion

of vertical landscape wall elements and a change of external materials and detailing to the

residential tower.

a

a
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Planning Proposal - 1¿l+154 Pacil¡c Highway & 18 Berry Street, North Sydney

Photomontoge of the concept development

Appendix C is the architects nominated non res¡dential floor areas of the proposed building

cons¡stent with the definition of gross floor area of NSLEP 2013 and indicating a total of
2424.2m2 or a total non residential floor space ratio of I.M:!.

The planning proposal has been informed by the following strategic studies and reports:

'Land Use and Apartment Mix Commerciai and Residential Market Report' - JBA

Urban Planning Consultants

'Optimising Development Typology in North Sydney'- Urbis

a

a
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Planning Proposal -14+154 Pacific Hiqhwav & 18 Berrv Street, North Svdnev

Development Mix

A development typology analysis undertaken by Urbis accompanies the application. The

analysis considers the profile of existing residents of North Sydney, the residential market

and the commercial market and assesses the nature of, and relationship between,

residential and commercial uses in North Sydney.

As a starting point the report considers the viability of refurbishing the existing building. The

report notes that the existing buildings on the site are dated and no longer meet the

requirements of tenants for commercial space. The refurbishment of the buildings is not a

viable option given the limited demand for commercial floor space on the fringe of the North

Sydney CBD.

Urbis has undertaken a detailed analysis of the demand and supply of commercial floor

space in the North Sydney CBD.

The report notes that a large number of projects in the inner north region which are either

due for completion in 2OL2 or have recently been approved will significantly increase the

supply of eommercial floor space. The analysis has found that when the Transport Data

Centre's forecast of employment growth is considered against the estimates of commercial

supply in the inner north subregion, it becomes clear that there is a substantial oversupply

and that the data suggests that there will be a cumulative over supply for the next 25 years.

ln an assessment of commercial rents v supply in the North Sydney, Urbis have found the

following:

'With more thon 650,000m2 of office spoce (PCA 2071) planned or mcoted for the

Sydney CBD over coming years, ond more than 300,000m2 in the Crows Nest/St

Leonords, Chotswood and North Ryde/Glabol Economic Corridor areas, the

commercial market in North Sydney føces significdnt competítive chollenges. lt is

worth noting thot the entire North Sydney market comprises just aver this ümount ot
860,473m2. At 300,000m' Barøngaroo Sot¡th canstitutes a market more thqn one

third the size of North Sydney. The noture of Barangaroo meûns thot it will compete

directly for what have tradítionolly been North Sydney's tenants. lt is cleor that

there is dn oversupply in the market for non-Sydney CBD Core commercial space.

This will present significant challenges for the commercial market in North Sydney. lt
olso provides a strong orgument in favour of removíng planning controls aimed at

increasing or even preserving commercial floor space in the orea. lt olso however

presents an opportunity to position North SycÌney as a vìbrant, multi-dimensionol

mixed use CBD.'

ln relation to residential development Urbis concludes that North Sydney is currently

experiencing a high level of undersupply of one and two bedroom apaftments and that

North Sydney faces significant issues regarding low levels of housing affordability as the

current and upcoming unit stock is largely unaffordable to the local as well as broader

Sydney market. Supply of affordable housing is likely to remain low is the short term and

therefore housing affordability for first and second home buyers will worsen, The report

Boston Blyth Fleming Town Planners
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Planning Proposal - 1¡l+154 Pacific Highway & 18 Berry Street, North Sydney

concludes that an increased supply of one bedroom apartments (priced around 5500,000)
and two bedrooms apartments (priced from around 5650,000 to 5850,000) would help to
improve affordability for buyers and renters and encourage a diverse population.

The findings of the analysis undertaken by Urbis clearly support the proposed reduction in

non-residential floor space and increase in residentialfloor area on the site.

JBA Urban Planning Consultants were engaged to undertake a peer review of the Urbis

report and prepared the attached 'Land Use and Apartment Mix Commercial and Residential

Market Report'. Their analysis is predicated on forecast employment statistics that post date

the Urbis report. That report was based on forecast office based job growth in North Sydney

CBD of 3,200 between 2011 and 2036. JBA have based their study on updated forecasts from

the Bureau of Transport Statistics who predict there will be a net increase of L2,7LO ofîice
based jobs in North Sydney CBD between 2OIL and 2036. JBA predict approximately

160,000 - 190,000m2 of additional commercial floor space is likely to be required in the CBD

to meet the growing office worker population. They conclude this supply is iikely to be met

by approved developments and the further development of other sites in the CBD.

JBA have also undertaken an analysis of the residential market in North Sydney. They

conclude the proposed mix is appropriate for the market as likely future purchasers can be

characterised as younger adults, investors, small households and professional working

households.

5.7.2 Is the plonning proposol the best meons o1 øchieving the objectÍves or intended
outcomes, or is there ø better woy?

The planning proposal is the best means of achieving the intended outcomes as explored in

the studies which support this planning proposal.

Boston Blyth Fleming Town Planners
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Planning Proposal - 14+154 Pacif¡c Highway & l8 Berry Street, North Sydney

5.1.3 ls there o net community benefit?

The 'Guide to Preparing a Planning Proposal' produced by the Department of Planning states

that the guidance on conducting a Net Community Benefit Test included in the Draft Centres

Policy should be followed when assessing the net community benefit of a planning proposal.

The proposal is assessed against the evaluation criteria forthe net community benefit test in

the following table.

Crlterla C¡mment

Will the LËP be compatible with
agreed State ond regional strategic
direction for development in the
orea?

The proposal's ccnsistency with the Metropoiitan Plan for
Sydney 2036, the Draft inner North Subregional Sirategy (which

was cleveloped following the release of the Metropolitan
Strategy) and the Draft North Sydney Local Development
Strategy 2008 is considered in detaii in section 5.2.1 of this

report.

/s the LEP located in a
global¡/regianol city, strlteg¡c
cenire or carridar ¡tominlieC
within the Metropolitan Strqtegy
or other regionql/subregíonal
strotegy?

North Sydney is one part of the Strategic Centre referred to as

'Globai Sydney' in the lvletropolitan Plan. The pi'oposal's

consistency with the tVietropolitan Flan's di¡'ection far the North

Sydney centre is detailed in section 5.2.1 of this report.

ln summary, the Planning Proposal tr¡ill rrrairrtain an appropriate
rni¡: of comr:"ier'ciel e nci resldentia! development cuiside of the
comrnercial core. The additiona! resicjentiai Cevelopment on

the site is consistent r,vith the fletropolitan Plan and the draft
lnne¡' t',lorth SLrbregional 5t:"ateg't-, in thar additional housing will
be loeated within close proximity to errrpioymenì c-rpportunities,

goods and services, pltblic transpc!-t, recreat!on space and

health ancj education facilities. As such the cievelopment w¡ii

reduce car ciependence and make walkitig,, eycling anC pirblic

Transpoit ¡¡ore viable transFort oFtions.

The proposed reduction to the rninimum non-resiciential fioor
area required has been based on a detailed study of the
demand and supply of both commercial and residential floor
area in the North Sydney LEP, The proposal to reduce the non-

residential component of the proposed development is wholiy
consistent with Counci!'s policy on immediately adjoining sites

and elsewhere in the Mixed Use zone.

is tÍ¡e L[.P likely ta ereote G

precedent or creãte or chonEe the
expectatíons of the londawner or
other lcndholders?

Have the cumulotive eftects oJ

other spot rezcning proposals ln
the locolity been consídered? What
wos the autcome of these
consicíerotíans?

The supporting studies which accornpany this Planning Proposal

application have acknowledged recent approvals in the North

Sydney Centre which in maRy cases have significantly exceeded

the planning provisions appiying at the time the application rvas

made. lt is the approvai of these developments which

contributes to the need to amenci the current planning
provisions to ensure that future development on the subject
site is consistent with its immediate neighbours, responsive to
the changing built form and oversupply of commercial floor

Boston Blyth Fleming To\¡n Planners
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Planning Prooosal - 1¿l+154 Pacif¡c Highway & 18 Berry Street, North Sydney

space in the Centre. Further the rezoning is reflective of the
Council approval of similar planning proposal elsewhere in the
Council area to reduce non residential floor space where market
viability dictates and the reliance upon SEPP 1 variations to
approve developments that have not strictly satisfied the non
residential standards of the Council planning instruments,

Will the LEP føcilitate a permonent
employment generotíng activity or
result in a loss of employment
lands?

The Planning Proposal will result in a reduction in non-
residential floor area in the minimum required by the current
and proposed LEP's, The impact on employment resulting from
this reduction is minor given the quantum of overall floor space
in the North Sydney CBD and the supply of commercial floor
space in other nearby centres. The reduction of non-residential
floor space will be more than offset by the approval of
commercial floor space elsewhere in the core commercial area
which is in excess of that which the draft LEP was designed to
accommodate.

W¡ll the LEP impoct upon the
supply of residential land ond
therefare housing supply cnd
affordability?

The LEF wiil increase the supply of housing v¡hich will assist in
reducing the upward pressure on house prices and improve
affordabillty. The reports prepared by Urbis and JBA address
this issue in detail.

ls the existing publlc infrastructure
(roods, roil, utilitíes) copabie of
servicing the propased site?

The existing public infrastructure is capable of servicing the
proposed increase in residential floor area.

/s there goad pedestrion and
cyclinE occess? ls public trsnsport
currently ovsiiobie or is there
infrastructure capocity to suppoft
futu re pu b I ic tra ns pon?

The site is well serviced by public transport as it is within
walking distance of North Sydney train station and bus
interchange. The site is also in close proximity to severai local
bus stops,

Wiil the proposol result in changes
to the car distqnces trovelled by
customers, emplayees and
suppliers? lf sa, what are the likely
impocts în terms of greenhause
gos emissions, operat¡ng costs and
roail sofety I

As discussed Þrcviously the acjditionai residential development
on ihe slte is consistent w¡th the Metropolitan Plan and the
draft lnne¡' No¡'th Sub¡"egional Strategy ín that additional
housing wiil be located within close proximity to employment
opportunities, goods and services, public transport, recreation
space and health and edue ation facilities. As such the
development will reduce car dependence and rnake walking,
cycling arrd public transport more viabf e t¡'ansport options.

Are there signíficont Government
¡nvestments in infrostructure or
services in the arca whose
pqtronctge wiil be offected by the
proposol? lf so, whot ,s ihe
expected impoct?

The proposal does not require any additional Government
investment or services.

W¡ll the propasal impact on lond
thctt the Governrnent høs identified
a need tc prctect (e.9. lond with
high biodíversity volues) or heve
other environmentql impacts? ls

the lqnd ccnstrained by
environmentql ioctors such os

The proposal will not impact on land that has been identified for
protection. The land is not affected by environmental
constraints such as land slip, floocÌing or bushfire hazard,

Boston Blyth Fleming Town Planners
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Plannino Prooosal - 1&154 Pacific Hiqhwav & 18 Befrv Street, North Svdnev

flooding?

Will the LEP be

compatible/complementary with
surrounding lond uses? Whqt is the
impoct on omenity in the locotion
ond wider community? will the
public domoin improve?

The scale of the proposed residential development on the site is

compatible with the scale of development on the adjoining and

nearby sites, as detailed in the Urban Design Report which

accompanies the application.

Future development on the site can and will be designed to
minimise any impacts on the adjoining and nearby properties.

The consolidation of 154 Pacific Highway into the proposed

development avoids leaving this site in isolation, creating
positive planning gain and enhancement of the streetscape.

W¡ll the proposol increose choice

ond competitíon by increasing the
nurnber of retoil ond cammerciol
premises operating in the orea?

The proposed development will not increase the number of
retail and commercial premises in the area however it will
increase the residential population in the centre which will
support the viability of local businesses,

N/A.lf o stand-olone proposol and not o
centre, does the proposal hove the
potentiol to develop ¡nto o centre
in the future?

The proposed development is considered to be in the pubiic

interest in that:

. The proposed development will provide a more appropriate
mix of development types on the fringe of the North

Sydney Centre.
. The proposal will increase the supply of housing which will

help to relieve the upward pressure on house prices.
. The proposal will provide housing in close prox¡mity to

transport, schools, health care fac!lities, employment
opportunit¡es and recreation areas which will reciuce car

dependence and increase the viability of more sustainable

forms of transport.
. lf the planning proposal does not proceed, an opportunity

to achieve the objectives of the Metropolitan Plan relating

to increasing housing in and around strategic centres will
be missed.

' The proposed development incorporates a pedestrian

through site linÇ connect¡ng Berry Street to the northern

section of Doohat Lane.
. The proposed development avoids the prospect oi L54

Pacific Highway being left as an isolated site.

Whut are the public ¡nterest
reosons for preparing the draft
plon? l'rlhat ore the implicotions of
not proceedîng at that time?

Based on the above consideration of the er,,aluation criteria it is considered that the proposal

will have a net community benefit. This is supported by Urbis who undertook a Cost Benefit

Arralysis comparing commercial anci residential uses and concluded that the community

would benefit substantially from increased residential development in the North Sydney CBD
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5.2 Section B - Relationship to Strategic Planning Framework

5.2.7 ls the planning proposol consistent with the objectÍves ønd øctions contained
within the applicable regionøl or sub-regional strdtegy (including the Sydney

Metropoliton Strategy ond exhibited drøft strøtegies)?

Metropolitan Plan for Sydney 2036

The Metropolitan Plan for Sydney 2036 which was released on 16 December 2010, updates

the 2005 Metropolitan Strategy and will guide Sydney's growth and development to 2036.

The Plan draws on the principles of the 2005 Metropolitan Strategy - City of Cities: A Plan

for Sydney's Future and the Metropolitan Transport Plan: Connecting the City of Cities.

The Metropolitan Plan sets the strategic direction for decisions related to land use and

transport planning.

The Metropolitan Plan sets out an employment target for the Sydney Region of 760,000 new
jobs by 2036. The Plan provides further detailed targets of 62,000 additional jobs for the
lnner North Subregion and 14,000 additionaljobs for North Sydney by 2036. The Plan also

identifies a Sydney-wide target of 10,000,000m2 of new comrnercial floor space by 2036. The

term 'Global Sydney' is defined as 'the main focus for national and international business,

professional services, specialised health and education precincts, specialised shops and

touiism, lt is also a recreation and entertainment destination for the Sydne'¡ region and has

national and international significance.

Draft Inner North Subregional Strategy

Subregional strategies were prepared to provide detailed guidance as to how the 2005 Crty

of Cities: A Plan for Sydney's Future Metropolitan Strategy was to be applied at the local and

subregional level.

The Draft lnner North Subregional Strategy covers the Hunters Hill, Lane Cove, Mosman,

North Sydney, Ryde and Willoughby local government areas. The Strategy was exhibited

between 18 July to 17 September2OOT. The Strategy is currently being updated now that
that Metropolitan Plan for Sydney 2036 has been released.

ln accordance with the 2005 Metropolitan Strategy an additional 30,0C0 ciwellings and

capacity for 50,000 jobs are to be provided in the lnner North subregion by 2031. The draft
lnner North Subregional Strategy set specific dwelling and job targets for each local

government area within the subregion. ln accordance with the draft lnner North

Subregional Strategy North Sydney was to provide 5,500 of these dwellings and capacity for
11,000 new jobs. These targets are likely to be revised upwards to reflect the revised

housing and ernployment targets of the Metropolitan Plan.

Centres and Corridors

North Sydney is described in the Draft lnner North Subregional Strategy as follows:
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'North Sydney forms port of Global Sydney, the globol hub of the Austalian economy'

North Sydney is the second largest office market in Sydney and the sixth largest

office morket in Australio. lt provides around 800,000m2 of office spoce and over

49,000 jobs. Global Sydney is the main focus for notionql and internotional business,

professionol services, speciolised health ond education precincts, speciolised shops

and tourism. lt is also a recreotion and entertoinment destinotion for the Sydney

Region ond hos national and internationol significant.

North Sydney has specialisotions in the communications, finonce and insurqnce ond

engineering services sectors. lt contoins A-grode offices yet offers compøratively

lower rents thon Sydney CBD. However, new office construction in Sydney CBD, such

os Barangaroo (East Darling Horbour), ond increasing competition of lower cost,

large scale office development ot Mocquorie Park, has impacted in recent yeors on

the uptake of the centre's office morket. The centre hss seen relocøtion of some

major tenonts in recent years.

A Central Busmess District LEP wos gazetted in 2003 to encourage cddítionol

commercial floor spdce (250,000m2) within the centre. The completion o! the North

Sydney Station upgrade by 2010 and ímplementation of council's public domain

improvement progrom will provide a bosis for further new commercial development.

îlorth Sydney wilt further consolidate its role os opdrt of Global Sydney by supporting

high-value odded economic octivities ond reoch an employment copacity target af

60,000 jobs by 2A31 including 71.,000 new iobs.

¡
!

tutú

NOBfH

The objectives of the Plan as they relate to centres and corridors are as follows:

81. Provide plans and location for oll types of economic dct¡v¡ty ønd employment

ocross the Sydney Region

The Strategy sets an employment capacity target of 60,000 ner,^r jobs for the lnner

North to 2031, bringing total employment capacity to 288,000. The employment
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capac¡ty is to be concentrated in existing strateg¡c centres with North Sydney to
provide an additional 11,000 jobs.

The report prepared by Urbis demonstrates that there is an oversupply of non-

Sydney CBD Core commercial space. As such the minor reduction in non-residential

floor space ratio on the site will not prevent the achievement of the job capacity

target of the subregional strategy. Further a continuing requirement to provide

commercial floor space outside the non core area of the regional CBD is one that is

likely to result in a diminution of the regional objective of reinforcing and expanding

the CBD function.

The report prepared by JBA was based on different projected figures than those

used by Urbis. Nevertheless, JBA concluded the North Sydney CBD has the capacity

to comfortably accommodate the projected growth in jobs through to 2036.

82 lncrease densities in centres whilst improving liveability

ln relation to this objective the Strategy states that in the Strategic Centres of North

Sydney, Chatswood and St Leonards there are a range of approaches to
accommodate housing to ensure that residential growth supports and revitalises the
centres' commercial and retail role.

Further, the Strategy states that through the development of its Principai LEP, North

Sydney Council is to continue to restrict residential development within the

commercial core of North Sydney CBD to suppoft its economic role within Global

Sydney, and to encourage further residential development ¡n other areas with

access to key public transport nodes.

As the site is not located within the commercial core of North Sydney in which

residential development is prohibited, the proposed reduction of non-residential

FSR is considered to be acceptable.

83 Cluster Businesses ond Knowledge-based activities in Strøtegic Centres

Objective 83.4 is to ensure sufficient commercial office sites in strategic centres

The Strategy states that through the development of Principal LEPs, the Department

of Planning and local government is to:

o Continue to support sufficient supply of commercial office sites within the
lnner North Strategic Centres;

o Plan for designated commercial only areas in Strategic Centres; and

¡ Use planning controls to encourage consolidation of key sites for large scale

development.

The reports prepared by Urbis and JBA demonstrate that there is an oversupply of
non-Sydney CBD Core commercial space. The subject site is located outside the
commercial core and within a mixed use area of the centre. ln this regard the
proposal is consistent with this objective. Council recognises the weakness of
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demand for office accommodation within the Mixed Use zone. lt has actively

stimulated development in the zone by reducing the minimum non-residential FSR

requirement from 3:1 to 0.5:1 on the immediately adjoining sites to the north and

west and elsewhere in the CBD.

84 Concentrote reto¡l activity in centres, business development zones ond enterprise

corridors

As the site is not located within the commercial core of North Sydney in which

residential development is prohibited, the proposed reduction of non-residential

FSR is considered to be acceptable and is supported by both the Urbis and JBA

reports.

85 Protect ond Strengthen the primory role of economic corridors

As detailed in the accompanying reports prepared by Urbis and JBA, the proposal

will not adversely impact on the strength of the economic corridor'

86 Focus development in renewal corridors to maximise infrastructure use where

demand ond opportunities exist

The proposed increase in residential accommodation in an existing strãteg¡c centre

will maximise the use of the existing ¡nfrastructure.

87 Recognise the role of enterprise corridors os locations for locol emptoyrnent

The documentation submitted with this planning proposal demonstrates that there

is an adequate supply of commercial floor space in the region to meet current and

projected demand. Adequate opportunities therefore exist within the centre for the

provision of local employment.

Housing

For the lnner North a subregional dwelling target of 30,000 was set in the

Metropolitan Strategy. The dwelling target set for North Sydney was 5,500 dwellings

by 2031.

This component of the Strategy encourages Councils to plan for a greater range of

housing forms, especially in centres with good public transport, which will

contribute to improving the mix of housing choice to accommodate changing

demands of existing residents and to support a diverse workforce.

The Draft North Sydney Local Development Strategy indicates that sufficient

capacity exists under the existing controls to meet the dwelling targets of the

subregional strategy. The existing controls are also likely to be able to meet the

target once it is revised to be consistent with the Metropolitan Plan.

Notwithstanding this the provis¡on of additional residential accommodation in the

centre is beneficial in that it will assist in minimising the upward pressure on house

prices, pafticularly if the majority of dwellings are one or two bedroom apartments.
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The location of the dwellings is consistent with the subregional strategy in that it will
not compromise the commercial core of the CBD but will provide housing that has

convenient and close access to a range of public transport options.

C7 Ensure adequate supply of land and sites for residentiol development

The Strategy encourages new housing to be provided in existing urban areas,

focused around centres and corridors.

The proposal allows for the provision of additional housing on the fringe of an

existing strategic centre.

C2 Plan for a housing mix neor jobs, transport ond services

The Metropolitan Plan aims to focus residential development within centres and

corridors with access to public transport and local services.

The location of the dwellings is consistent with the subregional strategy in that it will
not compromise the commercial core of the CBD but will provide housing that has

convenient and close access to a range of public transport options.

C3 Renew Lacal Centres

The proposal will contribute to the revitalisation of the site and the North Sydney

Centre generally.

C4 lmprove Housing Affordøbility

The reports prepared by Urbis and JBA indicate that the proposal will assist in

improving housing affordability in North Sydney.

C5 lmprove the Quality of New Development and Urban Renewol

An evaluation of the proposed development against the State Environmental

Planning Policy No. 65 Design Quality of Residential Flat Development principies is

included in the Urban Design Report prepared by GM Urban Design and Architecture

and the sunlight and natural ventilation indicators prepared by Dr S King and which

accompany DA 239/L3. These analysis conclude that the proposal achieves

consistency with each principle.

Draft North Sydney Local Development Strategy 2008

The Draft North Sydney Local Development Strategy (LDS) is a translation of the strategic

vision for North Sydney as identified in the Metropolitan and Subregional Strategies.

The LDS was prepared to inform the preparation of the Draft LEP and ensure its consistency

with the relevant metropolitan, regional and local planning strategies.
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Commerciol Development

The LDS identifies the North Sydney Centre as being a location where future Srowth for

other residential and commercial uses can be accommodated.

The LDS notes that in order to maintain the status of the North Sydney Centre as a major

commercial centre, the provisions of North Sydney Local Environmental Plan 2001 were

gazetted that allowed for an additional 250,000m2 of non-residentialfloor space. At the time,

this capacity equated to 12,500 additional jobs. A review of the provisions was to be

achievecl once 2OO,00Om2 of non-residential floor space had been approved. This threshold

has been achieved and Council commissioned a Demand Study that was completed by Urbis

and presented in February 2013. Council has also commissioned Hill PDA to undertake a

comprehensive review of the CBD, its development controls, development mix and capacity'

The reports prepared by Urbis and JBA demonstrate that there is an oversupply of non-

Sydney CBD Core commercial space. The detail provided in the reports provides a strong

argument of removing planning controls a!med at increasing or even preserving commercial

floor space in the area.

Housing

The aim of the Residential Development Strategy is to strengthen North Sydney's centres,

towns, villages and neighbourhoods by ensuring the bulk of new residential development is

within walking distance to most amenities while minimising any Cetrimental impacts that

could be created as a result.

Consistent with this aim, the LDS states residential development should be encouraged in

mixed-use areas outside of the commercial core. Further, the LDS recognises that the

majority of new residential development will comprise high density residential flat buildings

and apartments within mixed use developments, concentrated in and around centres which

provide ready access to retail, office, health, education, leisure, entertainment facilities and

community and personal services.

The elevelopment of a high density mixed use development within a mixed use area that is in

close proximity to a wide range of goods, services and employment oppoftunities will be

cons¡stent with the form and location of residential development encouraged by the LDS.

The LDS notes that the Draft LEP will conta¡n sufficient capacity to accommodate over 6,000

additional dwellings by 2031 in addition to the 1,300 dwellings which were approved since

ZOO4. Therefore the LGA will meet the NSW Govern:'nent's housing target of 5,500

additional dwellings between 2004 and 2031. Whitst the current dwelling target for the LGA

may be achieved, this does not mean that the demand for housing in the LGA will be

satisfied. As noted in the Urbis and JBA Reports which accompany the application, housing

affordability continues to be a significant issue in the locality as the demand for new housing

outweighs the supply. The provision of additional housing will assist in reducing the upward

pressure on house prices and will also be offset by other local government areas that have

not been able to meet their dwelling targets.
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5.2.2 ls the plonnîng proposol consistent wÍth the locol council's Community Strotegic
Plon, or other locol strategÍc pløn?

The proposal does not conflict with the provisions of the North Sydney Community Strategic

Plan 2009-2020 particularly the goals, objectives and strategies related to the Built

Environment.

o Ensure the long term sustainability of infrastructure and assets

. lmprove mix of land use and quality development.
o Provide effective compliance management
o Encourage sustainable transport
. lmprove traffic management.

The Planning Proposal seeks to amend the current planning provisions so that a more

appropriate mix of commercial and residential development can be provided on the site"

The mix of uses proposed is responsive to the large number of commercial developments

that have recently been approved in the North Sydney Centre and other large centres in the
region. The development will be of a high architectural quality, as demonstrated by the
concept plans prepared by Nettleton Tribe which accompany the application.

The Planning Proposal seeks to increase the number of dwellings perm¡tted on the site

through reducing the minimum required non-residential floor space. The Proposal will
therefore ensure that dwellings are provided close to employment opportunities anrJ close

to a major public transport hub. ln this regard, the Planning Proposal supports council's goal

to encourage sustainable transport and reduce dependency on motor vehicles.

5.2.3 ls the plonning proposøl consistent with opplicøble støte environmental planning
polícies?

The planning proposal is consistent with all relevant State Env¡ronmental Planning Policies as

summarised in the following table:

SEPP 32 - Urban
Consolidation

(o) to promote the orderly ond economic ase and
development of land by enobling urban land which is no
longer required for the purpose for which it is currently
zoned or used to be redeveloped for multi-unit housing
and related development, ond

(b) to implement o policy of urban consolidcttion which will
promote the sociol ond economic welfore of the Stote
ond o better environment bv enqbli¡ts:

The aims of SEPP 32 are: Yes

Boston Blyth Fleming Town Planners
29



Planning Proposal -1+154 Pacific Highway & 18 Berry Street, North $ydney

(i) the locot¡on of housing in oreos where there ore

existing public infra-structure, transpott ond

com m u n ity focil ities, a nd
(ii) increosed opportunities for people to live in o locolity

which is close to employmenl leisure and other
oppoftunit¡es, ond

(i¡¡) the reduction in the rote ot which lond is released for
development on the fringe of existing urbon areas.

The objectives ofthis SEPP are

(o) to ensure thot urbon land suitoble for multi-unit housing

ond reloted development is mode available for thot
development in o timely monner, ond

(b) to ensure thot ony redevelopment of urbon land for
multi-unit housìng ond reloted deveiopment will result in:

(i) on increase in the ovailobility of housing within a
particulor locolity, or

(ii) o greoter diversity of housing types within o

pørticular locolity to meet the demqnd generated by

chonging demogrophic ond household needs,

ln accordance with clause 6 of this SEPP each Council must

consider whether urban land is suitable for redevelopment
for multi-unit housing and related deveiopment in

accordance with the aims and objectives of this Policy and

whether action should be taken to make the land avaiiable

for such redevelopment.

The planning proposal will increase the supply of housing in

the local government area and therefore assist in reducing

the downward pressure on house prices in the LGA. ln this

regard, the proposal ensures that lend is available for
additional housing in a timely manner.

The site is ideally located for additional residentiai

development in that it is located near public transport,
employment opportunities, educational facilities,

commercial, retail and recreational facilities and is

adequately served by existing infrastructure. The proposal

will assist in the reducing the demand for development on

the fringe of existing urban land.

YesWhen carrying out planning functions under the Act
(including undertaking LEP amendments), SEPP 55 requires

that a planning authority must consider the possibility that a

previous land use has caused contamination of the site as

well as ihe potential risk to health or the environment from
that contamination.

The site has historically been used for commercial purposes

and there is no evidence of contamination. A preliminary
geotechnical report prepared by Douglas Partners

accompanies this submission.

SEPP 55 - Remediation
of Land
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The aim of this Policy is to encourage sustainable residential
development.

A BASIX certificate accompanies DA239lL3

Yes
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5.2.4 ls the plannìng proposøl cons¡stent with appl¡cable Ministerial DÎrections

(s.777directions)?

The following table summarises the planning proposal's consistency with applicable

Ministerial Directions:

Yes1.1 Business and lndustrial
Zones

The objectives of this direction are to:

(a) encourage employment growth in suitable
locations,

(b) protect employment land in business and

industrial zones, and
(c) support the viability of identified strategic

centres,

The direction applies when a relevant planning

authority prepares a planning proposal that will
affect land within an existing or proposed business

or industrial zone (including the alteration of any

existing business or industrial zone boundary).

ln accordance with this direction a planning proposai

must:

(a) give effect to the objeciives ofthe direction
(b) retain the areas and locations of existing

business and industrial zones,
(c) Not reduce the total potential floor space

area for employment uses and reiated
public services in business zones

(d) Not reduce the total potential floor space

area for industrial uses in industrial zones,

and
(e) Ensure that proposed new employment

areas are in accordanee with a strategy that
is approved by the Director General of the
Department of Planning.

The documentatíon subm¡tteci with the application

indicates there is an oversupply of commercial fiocr
space in North Sydney to meet current and

projected demand. The minor reduction in non-

residential floor area at this site is more than offset
by the approved supply of commercial floor space in

North Sydney which has exceeded the 200,000m2

LEP threshold.

YesThe objectives of this direction are:

(a) to encourage a variety and choice of
housing types to provide for existing and

future housing needs,

3.1 Residential Zones
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(b) to make efficient use of existing
infrastructure and services and ensure that
new housing has appropriate access to
infrastructure and services, and

(c) to minimise the impact of residential
development on the environment and
resource lands.

The direction applies when a relevant planning

authority prepares a planning proposal that will
affect land within:

(a) an existing or proposed resident¡al zone
(including the alteration of any existing
residential zone boundary),

(b) any other zone in which significant
residential development is permitted or
proposed to be permitted.

The direction states that a planning proposal must:

(a) broaden the choice of building types in the
housing market, and

(b) make more efficient use of infrastructure
and services, and

(c) reduce consumption sf lanci on the fringe,
and

(d) be ofgood design.

The proposed development increases the supply of
housing in the local area whieh will reduce the
upward pressure on house prices in the area. This is
particularly important given the lack of affordable
housing in the locality.

The site is also well serviced by existing
infrastructure, including pubiic transport and is in
close proxímity to jobs.

The proposal will provide residential development in
an existing urban area and therefore will result in
minimal impact on the environment,

For the reasons given the planning proposal is

consistent with this direction.

3.4 Integrating land use and
transport

ln accordance with this direction planning proposal's
must be consistent w¡th the aims, objectives and
principles of "lnrproving Transport Choice" and "The
Right Place for Business and Services" prepared by
DUAP.

The planning proposal is consistent with these

Yes
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5.3 Environmental, Socialand Economic lmpact

5.3.7 ls there ony likelihood that critical habìtat or threstened specíes, populatíons or

ecologicøl communitìes, or their habÍtats, will be ødversely allected øs a result of
the proposal?

The site is within a densely built up area and does not currently support any natural

vegetation. No critical habitat, threatened species, populations, ecological cornmunities or

their habitats will be adversely affected as a result of the proposal.

5.3.2 Are there ony other likely environmental eÍfects os ø result ol the plonning

proposal ond how are they proposed to be mønaged?

The site is not affected by natural hazards such as land slip, flooding or bushfire hazard. The

management and minimisation of any environmental impacts associated with development

on the site is detailed in the development application submission.

5.3.3 Hotu has the plonning proposal odequøtely addressed øny sociol and economic

elfects?

The proposed additional residential development in the North Sydney Centre will contribute

to the vitality of the centre and support local businesses within the centre.

documents in providing opportunity for
development of additional dwellings in an area

which is well served by existing public transport
services,

Yes6.3 Site Specific Provisions The objective of this direction is to discourage
unnecessarily restrictive site specific planning

controls.

The direction applies when a relevant planning

authority prepares a planning proposal that will
allow a particular development to be carried out.

The amendment of the planning controls on the
subject site allows for a more appropriate
development mix to be provided on the site. The
planning proposal does not include any site specific
provisions which will unnecessarily restr¡ct
development on the site.

Yes7.1, lmplementation of the
Metropolitan Plan for Sydney
2036

ln accordance with this direction planning proposais

shall be consistent with the Metropolitan Plan for
Sydney 2036.

The proposal's consistency with the Metropolitan
Plan for Sydney has been addressed in detail in
section 5.2.1of this report.
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The proposal will increase the number of dwellings that are conveniently located in relation

to employment, public transport and shops and services,

5.4 Section D - State and Commonwealth lnterests

5.4,7 ls there odequøte public inlrøstructure for the planning proposal?

The site has convenient access to public transport with bus services operating along the
Pacific Highway and North Sydney train station located in close proximity to the site.

5.4.2 Whdt are the views ol Støte ond Commonwealth puhlic duthorities consulted Ín

accordance with the gateway determinatíon?

Relevant public authorities will be consulted following the gateway determination.

6.0 PART 4 - Community Consultation

'A guide to preparing local environmental plans' produced by the NSW Department of
Planning sets out the community consultation requirements for planning proposals.

The guide indicates that consultation will be tailored to specific proposals. The exhibition for
low impact planning proposals will generally be 14 days and all other planning proposals will

be 28 days.

Community consultation to be commenced by giving notice of the public exhibition of the
planning proposal in a local newspaper, on the North Sydney Council website and in writing

to adjoining landowners.

The written notice of the planning proposal will:

o Give a brief description of the objectives or intended outcomes of the planning

proposal;

¡ lndicate the land affected by the planning proposal;

o State where and when the planning proposal can be inspected;

o Give the name and address of the relevant panning authority (North Sydney Council)

for the receipt of submissions; and

o lndicate the last date for submissions.
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7.O CONCLUSTON

The detailed documentation prepared in support of this planning proposal demonstrates

that the proposed reduction in the minimum required non-residential floor space is

reasonable and appropriate given the specific locational characteristics of the site, the

changing built form of the North Sydney centre and the supply and demand for both

commercial and residentialfloor area in the centre.

The economic studies undertaken by Urbis and JBA demonstrate that the proposed

reduction in non-residential floor area and increase in residential floor area is responsive to

the oversupply of commercial floor area in the North Sydnev Centre and the inner north

region generally, and the need for additional residential accommodation to relieve the

upward pressure on house prices in the area.

Whilst the Planning Proposal seeks a reduction in the minimum non-residential floor space

required on the site, a mix of uses will continue to be required on the site, consistent with

the mixed-use zoning of the site. Appendix C to this submission demonstrates that a

development that cornplies with the amended controls would provide 3 levels of

commercial floor space with frontage to the Pacific Highway and two levels commercial floor

space with frontage to Berry Street.

This report has demonstrated that the planning proposal is consistent with the current

Metropolitan Plan for Sydney, the draft subregional strategies and the draft North Sydney

Loca I Development Strategy.

For the reasons outlined above in my opinion it would be appropriate for ftlorth Sydney

Council, as the relevant planning authority, to support the planning proposal.

Ross Fleming

B Urb & Reg. Plan (UNE) MPIA

D¡rector

Boston Blyth Fleming
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AREA SCHEDULE
154 PACIFIC HIGHWAY NORTH SYDNEY
)ATE: 24.07.2073
oB NO. 4203

st
1B+S

2B+S

1B+5

1B+S

st
st
st
1B

1B

1B+S

1B

st
st
st
st
st

1B+S

2B+S

1B+5

1B+S

st
st
st
1B

1B

1B+5

1B

st
st
st
st

40

84.6

98.4
67.7

7L.I
4r.3
4L.3
48.3

53.7

53.7

84.6
s3.7
44.r
38

44.r
44.7

4A

84.6
98.4
67.7

7t.L
4t.3
41.3
48.3
53.1

53.7

84.6
53.7

44.L

38

44.1

44.7

84.6

80.7
49,5
49.5

74.3

49.4

49.4

84.6
49.4

M.L
36.4
44.1

44.r

8.4
IT.7

8.4
L7.7

48.4

96.3

120.9

79.8
83.2

50

51

59

64.4

64.4

94.3

64.4

52.5
48.7

52.5

52.5
48.4

96.3
120.9

79.8
83.2

50

51

59

64.4
64.4

94.3
64.4

52.5
48.7

52.5

52.5
48.4

96.3

TzL,4

82.8

86.5
135.8

65.1

65.1

94.3

65.1
52.5

48.2

52.5

52.5

4.7
I
5

6.5

6.5

4.7

4.7

5.5

6.3s
6.35

10.8

6.35
5.45
5.4

5.45
5.45
4.7
I
5

6.5

6.5

4.7
4.7
5.5

6.35
6.35
10.8

6.35
5.45

5.4

5.45
5.45
4.7
8

5.5

5.2

5.2

5.5

5.2

5.2

10.8

5.2

5.45
5.4
5.45
5.45

10.3

13.6

10.6

72.L

t2.L
10.3

10.3

11.1

t2.o
12.0

76.4

12.0

11.1

11.0

11.1

11.1

10.3

L3.6

10.6

12.1

t2.L
10.3

10.3

11.1

72.4

72.C

t6.4
t2.o
t7.t
11,0

11.1

11.1

13.6

TI.T
10.8

10.8

n.r
10.8

10.8

16.4

10.8

Lt.7
11,0

71.7

11.1

7

T

501

502
503

504

505
s06
507
508

509

510

511

512
513

514

8.4

Ll.7
40.7

33.3

37

61.5

15.7

75.7

9.7

15.7

8.4

11.8

8.4

8.4

st
1B+S

28

1B

18

28

1B

1B

1B+S

1B

st
st
st
st

5.6
5.6

5.6

5.6

5.6
5.6

5.6

5,6

s.6
5.6

5.5

5.6

5.6

5.6

7

1

1

tl4



601 st 40 8.4
602 1B+S 84.6 7I.7
603 2B 80,6 14.6
604 18 53.6 10.7

605 18 53.6 70.7
606 28 88.2 26.4
607 18 53.6 t0.7
608 18 53.6 L0.7

609 1B+S 84.6 9.7
610 18 53.7 L0.7
611 st 44 8.4
6t2 st 38 10.1
613 st 44 8.4
614 st 44 8.4

48.4

96.3

95.2

64.3

64.3

114.6

64.3

64.3

94.3

64.4

52.4

48.1

52.4

52.4

48.4

96.3

95.2

64.3

64.3
774.6

64.3

64.3

94.3

64,4

52.4
48.1

52.4

52.4

48.4

96.3

95.2

64.3

64.3
114.6

64.3

64.3

94.3

64.4

52.4
48.1

52.4

52.4

48.4

96.3

95.2

64.3

64.3
t74.6
64.3

64.3

94.3

64.4

52.4

48.1
52.4

52.4

4.7

8
5.5
6,3s

6.35

6.25

6.35

6.3s
10.8

6.35

5.45

5,4

5.45

5.45

4.7

8

5.5

6.35

6.35

6.25

6.35

6.35

10.8

6.35

5.45

5.4

5.45
5.45

4.7

I
5.5

6.35

6,3s
6.25

6.35

6.35

10.8

6.35

5.45

5.4

5,45

5.45

4.7

8

5.5
6.35

6.3s

6.25

6.3s
6,35

10.8

6.3s
5.45

5.4

5.45
5.45

10.3

13.6

11.1

12.0

12.0

11.9

12.O

t2.0
L6.4

t2.o
77.t
11.0
'J,7.7

11.1

10.3

13.6

11.1

t2.o
12.0

11.9

72.0

12.0

16.4

L2.O

77.L

11,0

11.1

LL.7

10.3

13.6

!7.L
t2.o
12.0

LI.9
72.O

12.0

L6.4

12.0

11.1

11.0
11.1

7t.t
10.3

13.6

tl.t
t2.o
12.0

11.9

12.0

72.0

t6.4
72.0

It.t
11.0

11.1

11.1

:.:
1

7

!
L

L

1

1

1

1

70L
702
703
704
705

706
707

708

709
7LO

7t7
772

7L3
774

st
1B+S

2B

1B

1B

2B

1B

1B

1B+S

1B

st
st
st
st
st

1B+S

2B

1B

1B

2B

1B

1B

1B+S

1B

st
st
st
st
st

1B+S

2B

1B

1B

28

1B

1B

LB+S

1B

st
st
st
st

40

84.6

80.6

53.6
53.6

88.2

s3.6
53.6

84.6

53.7

44
38

44

44

40

84.6
80.6

53.6

53.6

88.2

53.6

53.6

84.6

53.7

44

38

44
44
40

84.6

80.6
s3.6
53.6

88.2

53.6

53.6
84.6
53.7

44

38

44

44

8.4

17.7

14.6

70.7

ro.7
26.4

t0.7
70.7

9.7

70.7

8.4

10.1

8.4

8,4

8.4

71.7

74.6

ro.7
70.7

26.4
10.7

LO.7

9.7

t0.7
8.4
10.1

8.4

8.4

8.4

Lt.7
14.6

70.7

70.7

26.4

LO.7

LO.7

9.7

70.7

8.4

10.1

8.4

8.4

1

t
!
1

7

7

1

1

7

1

1

1

1

I
1

L

I
T

901

902

903

904
905

906

907

908

909

910

911

912
913

9L4

5.6
5.6

5.6

5.6

5.6
5"6

5.6

5.6

5.6

5.6
5.6
5.6
5.6

5.6

1

I
1

1

1

t
1

I
1
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1001

1002

1003

1004

1005

1006

LO07

1008

1009

1010

1011

10L2
1013

70L4
1101

tt02
1103

1104
1105

1106

1707

1108

1109

1110

77t7
t7t2
7773
1201
1202
1203

1204
1205

1206
7207

1208

1301

1302

1303

1304

1305

1306

7307

1308

1401

7402
1403

L404
1405

1406

1407
1408

1501

7502
1503

1504

1505

1506

1507

1508

st
1B+S

28

1B

1B

2B

1B

1B

1B+S

1B

st
st
st
st
1B

28

1B

1B

28

1B

1B

1B+S

1B

st
st
st
st

28

2B

1B

1B

28

18+S

2B

2B

28

28

1B

1B

28

1B+S

28

2È

40
84.6

80.6

s3.6
s3.6
88.2

s3.6
s3.6
84.6
53.7

44

38

44

44
87.3

80.5

53.6
s3.6
88.2

53.6
53.6

84.6

53.6

44
38

44

44

8.4

Lt.7
14.6

r0.7
L0.7

26.4

to.7
L0.7

9.7

LO.7

8.4

10.1

8.4

8.4

33.9
14.6

70.7

70.t
t6.4
]l0.7

ro.7
9.7

70.7

8.4

10.1

8.4

8.4

48.4

96.3

95.2

54.3

64.3

1,74.6

64.3

64.3

94.3

64.4

52.4

48.7

52.4

52.4

t21.2
95.1
64.3

64.3

104.6

64.3

64.3

94.3

64.3

52.4
48.1
52.4
52.4

4.7
I

5,5

6.3s
6.3s
6.25
6.3s
6,3s
10.8

6,35
5.45

5.4

5.45

5.45

6

5.5

6.35

6.35

6.25

6.35

6.35

10.8

6.35

5.45
5.4

5.45
5.45

5.5

6.35

6.35

6.25

9

5.25
6.2s

10.3

13.6

11.1

12.0

t2.o
11.9

72.0

12.0

16.4

L2.0

TL.T

11,0

11.1

LT.T

71.6

11.1

12.0

t2.o
77.9

12.0
72.0

t6.4
L2.A

11.1

11.0

7L.t
11.1

L

1

1

1

1

7

t
t
t

15.1

L4.6

to.7
LO.7

26.4

14.6

to.7
to.7
26.4

15.1

14.6

70.7

to.7
26.4

15.1

L4.6

70.7

to.7
26.4

12

25.7

13.3

T2

25.7
r.3.3

12

25.7
13.3

72

25.7

13.3

7t.r
t2.o
72.0

11.9

14.6

10.9

tr.9
11.6

tr.\
t2.o
72.0

rt.9
L4.6

10.9

11.9

102.4

95.1
64.3

64.3

1L4.6

77.5

105.7

9L.7

80.5

s3.6
53.6
88.2

65.5

80

78.4

28

2B

1B

1B

2B

1B+S

28

2g

6

5.5

6.3s
6.35

6.2s
9

5.25

6.25

6

5.5

6.35

6.35

6.25

9

5.25

6.25

r7.6
Lt.t
t2.a
12.0

1L.9

14.6

10.9

11.9

11.1

t2.o
72.0

11.9

14.6

10.9

11.9

5.6

5.6
5.6
5.6

5.6

5.6

5.6

5.6

1

T

1

t
1

T

1

t
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1601

7602
1603

1604

160s

1606

1607

1608

1702
7703
7704
1705

1706
1707

1708

1801

1802

1803

1804

1805

1806

1901

1902
1903

1904

1905

1906

2B

1B

1B

1B

28

1B

1B+S

2B

87,3

61.1

s3.6
s3.6
88.2

65,5

94.2

78.4

87.3

6t.7
s3.6
78

119

15.1

to.7
L0.7

70.7

26.4

15.1

70.7

to.7
70.7

76.4

702.4

71.8

64.3

64.3

114,6

77.5

119.9

9L.7

7L.8

54.3

64.3

L14.6

77.5

119.9

91.7

r02.4
71.8

64.3

64.3
104.6

101.6

L02.4

7L.8

64.3

il.3
r04.6

L02.4

71.8

54.3

93.4
207.7

71.8

LL0.9

138

228.8

784.2

L25.8

r77.4
196.6

87.3

61,1

s3.6

53.6

88.2

65,5

94.2
78.4

87.3

61.1

s3.6

53.6

88.2

84.7

87.3

61.1

53.6

53.6

88.2

84.7

15.1

to.7
70.7

t0.7
26.4

72

25.7

13.3

t2
25.7

13.3

16.9

2002
2003

2004
2005

15.1

10.7

to.7
75.4

82.7

15.1

70.7

70.7

70.7

76.4

74.8

67.2

25.8
25.8

55

2TOL
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L44. L54 PACIFIC HIGHWAY & 18 BERRY STREET, NORTH SYDNEY

Non-residential FSR calculations

Site Area: L44-L48 Pacific Highway:
150 Pacific Highway:
154 Pacific Highway:
18 Berry Street:

1,681.80 m,

3uilding Area: Basement 1
Ground
Level 1

Level 2

tEP 200l Controls

540.70 m'
246.60 m'
382.30 m'
5L2.20 m'

22.20 m'
573.00 m'
845.00 m'
984.00 m'

2,424.20 m,

.EP 2013 Controls

L44-148 Pacific Highway:
L50 Pacific Highway:
154 Pacific Highway:
18 Berry Street:

L4+L48 Pacific Highway:
150 Pacific Highway:
154 Pacific Highway:
L8 Berry Street:

Required FSR

L,622.t4
739.80

L,L46.90
1_,536.60

Required FSR

L,622.10
739.80

1,,L46.90

256.10

3:1

3:L
3:L
3:1

Provided FSR

5,045.40 2,424.20 t.44

Provided FSR

3:1

3:1
3:1

0.5:1

FSR Provided:
/ess;-

L8 Berry Street FSR allocation @ 0:5:L:

144-150 Pacific Highway FSR allocation:

144-150 Pacific Highway site area:

FSR on Pacific Highway sites:

3,764p0 2,424.20 L.44

2,424.24

256.LO

2,168.L0

1,169.60
1.85

Strand Estates Pty Ltd Page 1 11110/13...3:2s PM
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PIKESUVEREKERS
LA\øYERSI ó Augusl 2013

The GenerolMonoger
North Sydney Council
PO Box l2
NORTH SYDNEY NSW 2059

Deqr Ms Hollowoy

PTANN¡NG PROPOSAI.TO VARY NON.RESIDENIIAT FSR CONTROT
144.154 PACIFIC HIGHWAY AND 18 BERRY SIREET, NORTH SYDNEY

Our ref JRP:130232

Bocþround

We ore inslructed by Strond Estotes Ply Ltd in respecl of o Development Applicotion
("the DA") lodged with North Sydney Council ("Council") seeking demolition of
exisf¡ng struclures ond ereclion of o 24 storey mixed use building of the corner of
Berry Street ond the Pqcific Highwoy, being ì8 Berry Street ond I 4¿F154 Pocific
Highwoy, North Sydney ("the lond"). The DA is to be determined by the Sydney Eost

Region Joint Plonning Ponel ("lhe JRPP") pursuont to section 23G of ond clouse 3 of
Schedule 4A to fhe Environmentol Plonning qnd Assessmenl Act 1979 ("the Act"), in
conjunclion with clouse 20 of Stote Environmentol Plonning Policy {Stote ond
Regionol Development) 201 l.

The DA will follfor considerotion under the terms of both North Sydney Locol
EnvironmenlolPlqn 2013 ("NSLEP2OI3") ond North Sydney Locol Environmentol Plon
2001 ("NSLEP2OOI ") by dint of clouse I .84 of NSLEP2013 ond section 79C(1)(o){i) ond
(ii) of the Act. The site is zoned Mixed Use under bolh instruments.

Under both NSLEP2OOI (cl 3l ) ond NSLEP2OI3 (cl4.4A) The lond is subject to o non-
residentiol floor spoce rqtio ("FSR") control specifying q range wilhin which the non-
residentiol FSR must foll, being 3:l-4:l . The exception to lhis is thot portion of lhe site
known os l8 Berry St. which hqs o minimum non-residentiol FSR control of 0.5:1 ond
no moximum under NSLEP20I3 (under NSLEP2OOI, 18 Berry Street hos o minimum of
3:l qnd moximum of 4:ì ).

It is olso noted thot o significont portion of the site (18 Berry St ond I 4+150 Pocific
Highwoy) benefits from on exisling development consent gronted by the Lond ond
Environment Court in Jonuory 2013 ("the CourT Consenl"). The Court Consent
opproved o mixed use development lo o moximum RL of i5ó, with on overoll non
residentiol FSR of 2.65:1. ln the finol heoring Councíl did not roise o concern with lhe
reduction in non-residenliol FSR, which wos enobled by on objection pursuoni to

(ommelcial tltigation
locðl Governmenl t Planning
Properly

tlabllily limlted by a scheme approved under Prolesslonal Standards Legislðrion
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Stote Environmentol Plonning Policy No. I - Development Stondords. A similor
objection hos been prepored for the cunenl DA.

Execuïlve Summory

At the invitolion of both Council ond the Deportmenl of Plonning ond lnftostructure
("lhe Deportment") the Applicont hqs prepored the enclosed Plonning Proposol
ond supporting documentotion seeking o reduction in the minimum non-residenliol
FSR requirement to l:l c¡cross the site (q slight increose for l8 Berry St under
NSLEPZOI3), w¡th no moximum.

Hoving regord lo Council's requesT for o plonning proposolond the opportunity to
consider lhe controls opplicoble lo the site to be considered through lhe prism of o
developmenl opplicotion (see Council's Posl Exhibilion Report on lhe [then] Droft
North Sydney Locol Environmenlol Plon, prepored 4 July 201 I ), it is requested thol
this plonning proposol be considered in close conjunction wilh the DA, ond thot the
lwo troveltogether. ltis consÌdered lhot the SEPP ì objection lodged with the DA
willenoble fhe JRPP lo opprove lhe DA despite the non-complionce with the non-
residentiol FSR confrol, porliculorly when regord is hod to this plonning proposol, ond
fhe reosoning underpinning bolh thot objeclion ond lhis plonning proposolis
generolly the sqme. Nevertheless some degree of certointy in lhe progress of this
plonning proposolwould be of utility in considering lhe DA.

The Plonning Proposol complÌes wilh the relevont Locol EnvÌronmentol Plon moking
provisions under the Act ond is consislent with the Deportment's "A Guide lo
Preporing Plonning Proposols" ond "A Guide lo Preporing Locol Environmentol
Plons." lt is unlikely to result in odverse impocts on lhe environment or the wider
community ond is likely to result in improved community outcomes. The Plonning
Proposolis compotible wilh sunounding lond uses ond if progressed will bring the
subjecl site into closer olignment with those lond uses, both current ond future. The
Plonning Proposolis supported by delqiled plonning ond economic studies cleody
demonstrqling the benefits of the chonge sought.

The cunent controls represent on onerous ond unvioble lond use mix thot is controry
to the objectives of the relevont plonning instruments ond the respective mixed use
zones. Enforcing the controlwifllimit the provision of much needed residenliql
occommodotion on the fringes of the North Sydney CBD, in porticulor more
qffordoble occommodotion. The conlrols will result in o further oversupply of
commerciolspoce in on qlreody high-supply/limileO-demond commerciolmorket,
qnd locotes lhot commerciolspoce owoy from the core CBD oreo where fufure
demond, if ony, will be highest.

Councilhos reduced the non-residentiol FSR limils for other mixed use zoned lond in
the CBD fringe on similqr grounds, ond these reduclions ore reflected in NSLEP2OÌ3.
The some opprooch oughl be token on the subject site, porticulorly when regord is

hqd to the specific non-residentiql FSR reductions on lond immediotely odjoining the
site to lhe west olong Berry St (including thot port of the site comprised of 18 Berry St)
ond to the north olong lhe PqcífÍc Highwoy. Whilsf the significc¡nce of corner sites

z:\a f Iin iry-docùments'shand\l 30232þjDjrp-o09.docx
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generolfy is ocknowledged, lhis is nol sutficient to justify o ó-fold increose in non-
residenliol FSR compored fo the immediotely odjoining lond, especiolly when regord
is hod lo the zone objectives ond the demond for residentiol ond commerc¡ol spoce
in the North Sydney Centre. The DA involves o non-resident¡ol FSR of 1.8ó:'l ocross
lhe Pocific Highwoy siles, olmost four times lhot of the neighbouring sites. To lhe
exlent lhol o corner site moy be soid to wononl emphosis by provision of odditîonol
commerciqlfloor spoce, the DA cleorly qch¡eves this in its context.

Requestfor Preporollon of Plonning Proposol

The Applicont mode very defoiled submissions lo bolh Councilond the Deportmenl
on the terms of NSLEP2OI3 when thot instrument wos still in droft, with o porliculor
focus on the non-residentiot FSR controls opplicoble the lond. Those submissions, in o
similor foshion to this Plonning Proposol, drew oltention to. inter olio, the physicol
constroints of the lqnd, the weok commerciol morket ond Council's reduction of the
non+esidentiol FSR requirement of other similorly zoned ond locoted lond within the
North Sydney Centre.

Both the Deportmenl ond Council expressed q reluctonce to moke furlher chonges
to the drotl plonning inslrument, but insteqd invited the Appliconl to submit o
plqnning proposolto enqble considerotion of lhe issues roised (Councilin its Post

Exhibition Report of 4 July 201 I qnd the Deportment by woy of leller doted 1 July
20r3).

It is noted with respect to the submission to Councilthot the question of heÏght wos
olso roised. This wos subsequently resolved in the Court Consent. wilh the building
opproved of qn RL of l5ó. Council's response to the Applicont's submission
ocknowledged the concerns roised regording commerciol ond residentiol demond,
ond noled lhe Council's desire to consider the constroínts of the site through lhe
prism of o development opplicotlon. The development opplicolion hos now been
mode, qnd q copy qccomponies this plonning proposol.

The Deportment wos generolly supportive of the Applicont's position ond mode the
following comments:

I noîe your requesf for fhe Deporfmenf fo consÍder moking o posf
exhibition chonge fo the droft LEP's non-resäCentiol floor spoce rotio
controls os fhey opply to your clienf 's lond in Norfh Sydney. While I

opprec¡ote the orgumenfs you hove putforword in supporf of fhis
requesl the droft LEP is within the finql sfoges of pløn moking ond o
posf exhibifion chonge of fhrs odvonced sfoge is nolsupported.

I undersfond fhof there hove been ø number of coses where Norfh
Sydney Council, through o ptonn¡ng proposol, hos omended fhe non-
residentiol floor spoce rotio controls fo 0.5: I for lond in North Sydney. A
plonning proposolls fhe besf meons fo pursue on omendmenf to the
non-residenfiol floorspoce rotio provîsions for your client's lond. As
such I encouroge your c/ienf fo confinue fo lroise with Norfh Sydney

âhffi nity_docùncDtsbtrdnd\ I 302jt2Þjç jrp-ü)9.docx
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Councilto progres fhrs moffer bosed on the evrdence you hove
presenled.

This plonning proposolîs mode with the encourogemenf of both Councilqnd the
Deportment.

LEP qnd Zone Objeclîves

As NSLEP20'13 hos been drofted so os to effect, in generol terms, o roll-over of the
provisions of NSLEP2OOI. the LEP oims ond zone objectives qre in similor terms. For
present purposes il is sufficient to note thot the instruments ond zones, omongst
other things, oim lo:

(o) provide for on increose in dwelling stock where oppropriote, including in the
North Sydney Centre, ond including offordoble housing;

(b) mointqin commerciol spoce, but to ollow up to on odditionol 250,000m2
commerciol floor space in the North Sydney Cenfre;

(c) moinloin o diversity of uses. ond ollow mixed use buildings with non-residenfiql
spoce ol lower levels (resulfing in octive slreet frontoges);

(d) mqintoin North Sydney Centre's stotus os o mojor commerciol centre; ond
(e) promofe high quolity urbon environments qnd residentiol omenily.

Hoving regord to the reports occomponying lhis plonning proposol it is reodily
opporenl thqt lhe reduction in non+esidentiol FSR sought is generolly consislent with
these objeclives.

certoinly the proposed decreose in non-residentiql FSR, ond commensurofe
increose in residentiql FSR, increoses dwelling sfock desperotely needed in lhe North
Sydney Centre. We note the conclusion of the URBIS Report of July 2}ll, forming
port of the Plonning Proposol, entitled Oplimising Developmeni Typology in North
Sydney {"fhe July 2011 URBIS report"):

Our onolysis of fhe resrUenfiol rnorkef dernonsfrofes fhof lhere is on
unders upply of residen liol oporlm en ls, porfic ul orly s mall er oporf m en fs.

Given fhot fhe cunenlresidentiol oportment supply line ls dominoted
by presfige sfocK thrs undersupply of smoller, more offordoble
oporfmenfs wll confinue for fhe foreseeoble future."

We olso note the comment of JBA Urbon Plonning Consultonts ín their July 2013
report in support of the DA ond this plonning proposol, Lond Use ond Aporlment Mix:
Commerciol qnd Residentiql Morket Report ("the July 2013 JBA report"):

The buyer profile idenfified is lkely to demønd dwelling fypes which suif
fhei. needs ond expecfofions of the eree, nomely:

e\a lI¡niry_documents\slmndU 30232\pjrpjp_00 9,docx
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smoller aportmenfs suifing lone penson ond coup,e households;
offordoble aparfments which ore wifhin fhe relevonf pnce
consfroinfs,' ond
well-designed oportmenfs which offer convenience ond
functionolily...

Of porticulor nole is thol the floorspoce which would be given over to non-
residentiol development if lhe 3:l minimum required by NSLEP2OOI wos enforced
would be levels 3,4 ond possíbly 5 of lhe developmenl. lt is expected thot
commerciolspoce be of the lower levels of the building (conectly from o plonning
ond residentiol omenity perspective), ond the ground floor os well os levels I ond 2

ore olreody given overto commerciolspoce. The difference in non-residentiolfloor
spoce befween whot is proposed by the DA ond the requirements of the control is in

lhe order of 2ó00m2, which equotes Ìo between 2 qnd 3 floors of the development.
These floorspoce colculqtions hove been cqnied out by Netlleton Tribe Architects
ond ore ottoched to this lelter.

The most offordoble uniTs in the proposed development ore those on levels 3 to 5,

hoving regord nof only to their configurotion, but olso their oullook. These levels
comprise x studio oportments (l ó of which ore on levels 3 ond 4), 2l x I BR

opqrtments (14 of which ore on levels 3 qnd 4) ond 4 x 2 BR oportmenls.

Those offordoble un¡ts connot be recloimed simply by pushing the devefopmeni
higher lo occommodote lhe non-residenliol floor spoce. The proposed
developmenl is of the height ocknowledged by the Court os within the
contemplotion of the cunent controls. Even within the cunent envelope, pushing
these units higher up the building, with o commensurqle increose in desirobility from
lhe lmproved outlook, will reduce their offordobility.

Adherence to the currenl non-residentiol FSR controls, for this or ony other
development on the site, will. when regord is hod lo the inherent conflict between
lower level (ond hence more qffordoble) residentiol occommodotion ond lower
level commerciqlspqce, seriously undermine the residentiol objectives of the
plonning inslrumenls ond mixed use zones.

At'the some lime, o move owoy from the cunent non-residentiol FSR controls for this

site. will, when regord is hod to the commerciol mqrket (discussed below), hqve little
impoct on lhe ochievement of lhe commerciol objectives of the plonning
instruments or mixed use zones. The morket will determine whelher those objectives
ore ochieved, ond whetherfurther commerciolfloor spoce is provided on lhis site

willnot hove ony beoring on lhol oulcome.

The proposed l:'l non-residentiol FSR does, however, ensure thot the objectives for o
diversily of uses ore ochieved for the site, ond provides by woy of octive streel
frontoges ond non-residentiol FSR commensurote wíth controls on odjoining siles, o
sofe ond high quqlity urbqn environment. with high residentiol omenity oppropriote
to o mixed use sile in o tronsitionollocotion between the CBD core ond residentiol
zoned lqnd.

tr
tr

tr
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This hþh quolity urbon env¡ronmenl is further supported by the proposol not odding
to the exlont oveßupply of commerciolspoce in the cenlre. ln reference to on
eorlier iierotion of development for the sile URBIS in their July 201 I report slote:

"the I I lOsq.m of commerciol office spoce proposed is considered
high ond moy encounler problems wifh leosrng ond fherefore
voconcy. ln fum this con impocf on fhe oesfhefi'cs ond overoll oppeol
of fhe developmenf..."

Thus o reduction in non-residentiol FSR is likely to leod to q reduced risk of voconcy,
ond therefore qn increose in the oesthelics ond omenity of the development, with
flow on effects on the streetscope ond urbon chorocter of the locolity.

FSR GonlrolObJecllves

ïhe FSR control objectives relevonl to the site under NSLEP2OOI ore set out in clouse
31 (l ) ond ore to:

(o) ensure o divene mlk of uses in eoch building in the mixed use
zone, Qnd

(b) minimtie hoffic generotion from commercíoldevelopment

Objective (b) is cleorly ossocioied with lhe moximum non-residentiol FSR control
rother thon the minimum (0:l non-residenliol FSR would cleorly ochieve This

objective) ond need not be considered here.

Objective (o) is more closely ossocioted wilh the minimum FSR control. The minimum
non-residentiol FSR control ensures some non-residentioluses on o given site,lhus
ochieving o diverse rnix of uses.

This diverse mix of uses remoins ochievoble of o lower non-residentiol FSR, os is

demonstroled by the number of commerciol lenoncies provided for in the
development ond the vorionce in their size ond configurotion (presently T lenoncies
ronging in oreo 67 .4mz lo 672m2 not including plont ond storoge oreos). The
objective is ochieved of the lower FSR sought by this plonning proposol.

Further, hoving regord to the concerns qboul vqcqncy of commercíolspoces ond
the ossociqted reduction in the oppeol of the development outlined obove, q
reduced non-residentiol FSR is likely to better ochieve the objective, os itwill better
ensure the occuponcy ond hence the desirobility ond hence the continued
occuponcy of eoch of the commerciolspoces.

The objectives for the non-residentiol FSR controls in NSLEP2OI3 ore more detoiled
lhon those in NSLEP2OOI, ond provide even greoier supporf forihe proposed
reduction in non-residentiol FSR, porticulorly when regord is hod lo the commerciol
mqrket. Clouse 4.44(l ) of NSLEP2Oì3 seis the following objectives for the control:

ahf fi nity_doc ume0ts\strendu 30232Þjrpjç_(X]9.docx
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(o)

(b)

(c)

(dl

lo provide for development wifh confinuous ond qcttVe slreef
frontoges on certorn land in Zone BlNeighbourhood Centre
Zone M Mixed Use ond Zone SP2lnfrostructvre,
to encouroge on oppropriate mx of residenliol ond non'
resldenfiol uses.
lo provìde o level of flexìbility in the mx of lond uses fo coter for
morket demondg
lo ensure thot a suifoble level of non-residentiol floor spoce is

provided to reflecl lhe hierorchy of commerciol cenlres.

Objective (o) will be met for ony development thot incorporotes non-residentiol
development to its street ftonloges, even ol quite low non-residentiol FSRs. Cerloinly
lhis con be ochieved of o non-residentiol FSR of l:l os demonstroted by the DA.

Objectives (b), (c) ond (d), however, ore orguobly undermined by the cunent
controls when considerotion is given to whot is on "oppropriote" mix of residentiol
ond non+esidentiol uses; to the degree of flexibilily necessory lo cqler lo morket
demonds, porticulorly when regord is hod fo level of supply ond demond in the
North Sydney Cenlre; qnd to whoi is o "suitoble" level of non-residentiolfloorspoce
to reflect lhe hierorchy of the North Sydney Centre, ond in porticulor the North
Sydney Commerciql Core.

The reports occomponying lhis plonning proposql cleorly demonstrote qn
ovenupply of commerciolspoce ond on undersupply of residentiol spoce,
porticulorly the type of residentiolspoce required in the North Sydney Centre. Even
o brief perusol of these reports reveols thot the current FSR conlrols do not give
odequote flexibility to coter for lhe cunent ond fulure demond for non-commerciol
floor spoce. Rother fhe Appliconl. if the cunent controls qre moinloined, is locked
inlo providing commerciolspoce forwhich there is simply no morket.

Similorly. this enforced provision of commerciol floor spoce thot is not wonled by the
morkel, of the expense of desperotely needed residenliolspoce results in o cleorly
inoppropdqte mix of residenliol ond non-residentiol floor spoce on the site.

The reduction in non-residentiol FSR ond removol of o moximum requirement soughl
by the Applicont belter ollows q proper response to mqrket demonds, ond ollows for
the oppropriote mix sought by the control.
It is importqnt to nole lhot lhe removol of o moximum non-residentiol FSR for the site
further reinforces the flexibility sought by lhe objectives. Whilst on increose in

commerciol demond of some time in the future is not tikely on the bosis of the
reports occomponying this plonning proposol, should morket demond shift in the
future the obsence of o moximum non-residentiol FSR limit enobles os much of the
site to be utilised for commerciol purposes os the morket demonds. The deshed
flexÍbilify is introduced to truly ollow the morket to dîclole the development mix on
the site.
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Further,lhe reduction in non-res¡denliol FSR on th¡s site, in o mixed use zone on the
fringe of the North Sydney CBD, better reinforces the role of the commerciol core in
the centre's hierqrchy. Additionql commerciqlfloor spoce here con only hope lo
drow scorce tenonts owoy from the centre, ond undermine its role ond funclion.

The CommerciolMorket

It is not proposed lo here lroverse in full the motters rqised in the supporling
documents qccomponying lhis plonning proposc¡l, however it is useful to moke o
few brief observotions in support of the motters outlined obove.

Firstly, the July 2013 JBA report wos bosed on the Jonuory 2013 Property Council of
Austrolio figures thot reported o voconcy rote o|.7.8% in North Sydney. lt wos prepored
prior to lhe releose of lhe Property Council of Austrolio's 3ì July 2013 North Shore Office
Morket Report (o copy of which is ottoched to this lelter), which shows thot figure now
of 10.ó%. This ls q slgnificont deteriorolion in o limited six rnonlh period ond is not
ottdbutoble to on increose Ìn supply through new development. The voconcy role hos
increosed by olmost 36% compored to the Jonuory figure ond equotes to qdditionol
commerciolvoconcy in North Sydney in the order of 25,000m2.

Further, increosed lechnologicol mobilily chollenges the need for convenfionol
office spoce. The ropid evolution ond odoption of mobile technology in the form of
notebook computers, toblels ond smqrtphones hos ollowed workers to remoin
connecfed to informotion ond other individuols ond, in mony coses, ollowed them
lo perform theirwork qctivities remolely. lncreosed workforce mobility hos spowned
o ropîd chonge in work proctices thot is hoving o significonl impoct on the woy in
which office occommodotion is being used.

At the forefront of this revolution is the concept of Activity Bosed Working (ABW)
pioneered by o Dutch compony, Veldhoen & co. The proclice hos mqny fqcets
ond initiolly sought to encouroge componies to swilch to more flexible workploces,
drosticolly reducing lhe number of workstolions qnd offices. Sovings in leosing ond
fit out costs were ofien invested in enhoncing lT operqtions ond improving the
quolity of the working environment. lncreosingly, the introduction of ABW, is being
linked to culturolchonge progroms. Locolly, componies such os Commonweolth
Bonk, Mocquorie Bonk, Bonkwest, CB Richord Ellis, Freehills, Jones Long LoSolle ond
DLA Piper hove embroced the proctice ond hove enjoyed o reduction in their
footprint of up to 30%. The increosing occeptqnce of ABW ond its derivotives is likely
to hove enormous romificotíons for ihe demqnd for office occommodotion os mony
odherents hove been oble to reduce theÌr occuponcy rote to oround l0m2 per
person.

JBA forecost opproximotely I ó0,000 - I90,000m2 of qdditionql floor spoce will be
required in order to occommodole the forecosl odditionoljobs of 14,800 between
201 I ond 203ó. This is predicoted on I O -217"of the exisling stock of office
occommodolion beíng refurbished within lhot limefrome to o slqndord sufficient to
permit it to be occupied of o role of ìSmz per person. This onolysis is orguobly
conservqtive on lwo fronts. Firstly, the odditionoljobs ore predicted to occur over o
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25yeor timefrome. Bosed on most comprehensive refurbîshments hoving o lifespon
of 12- l5 yeors. it is likely thot of leost 50% of the existing stock of buildings will be
refurbished within the term of the study. Secondly. the occuponcy rote of l5m2 per
person is 50% higher thon is being ochieved by proponenls of ABW. lf the
occuponcy rote of l Smz per person is occepted ond 50% of the cunent stock
refurbished during the term of the study, using JBA's methodology, the number of
odditionqljobs oble lo be occommodoted through lhe increosed ulilisotion of the
existing stock is 10,75O. This leoves future supply hoving to occommodote 4,0ó5 jobs
which equotes to on odditionol 6O,975m2 of office occommodotion. lt is cleor from
JBA's onolysis lhe CBD is copoble of meeting this requirement.

ln fheir report of July 201 I , Optimising Development Typology in North Sydney, Urbis

demonstroted thot reol commerciol renls in North Sydney hove follen over the 20
yeor period from l99l - 20'l I . The octuql rentol performonce of the building of 144-
.l48 

PocifÍc Highwoy demonstroles the lqck of nom¡nol qnd reol rentol growth over
time. Urbis concluded lhqt residentiql lond use is subslqntiqlly more productive ond
results in o for higher net community benefit thon does commerciol use.

The brooder lock of commerciol demqnd in the North Sydney Centre is

exocerbofed by the physicol constroints of the subject site. Notobly:

the site slopes steeply wilh q foll of just over 8m from the north western corner
otf Doohot Lone lo the south eostern corner of Pocific Highwoy. This limits the
depth of occommodotion with o ftontoge to Pocific Highwoy;
Berry Slreet folls steeply from wesl to eost which inhibits the depth of
occornmodolion ol lhe inlersection with Pocífic Highwoy. The foll of Berry
Street olso impocls on the occessibility of commerciol occommodotion on
this elevotion;
the Berry Street fronloge must incorporote occess lo the cor pork levels,
which coufd not be provided off the Pqcific Highwoy. lt olso must
occommodote the through site lÎnk;
it is necessory to provide looding ond gorboge focililies of Level 2 with occess
otf the southern section of Doohot Lone, which olso impocts on the design
ond efficiency of commerciolspoce of this level;
the inegulor configurotion of lhe site os o consequence of the intrusion of the
southern section of Doohol Lone hos o significont impoct on the efficiency of
the desígn of commerciolspoce;
Pocific Highwoy ond Berry Street present physicol boniers thql define lhe
fringe of 'lhe CBD ond thot hqs o greot impoct on limiting demond;
the dimensions of the Pocific Highwoy ond Berry Slreet frontoges impose o
significonf design constroint in lhqt it is not possible 1o provide lorge, efficient
floorplotes with occess to on occeptoble levelof nolurol light ond omenity;
ond
the shope ond dimensions of the residentiol lower dictote the extent of the
commerciol footprint. The structurol grid to support the residenfiql tower ond
the litt ond services core penetrote lhe commerciolfloors ond impoct on the
etficiency ond loyout of the occommodotion, of o time when contemporory
tenqnts ore demonding column free office spoce.

I

I

¡
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Thus the physicol constro¡nts of lhe site not only limit the qmount of non-residentiol
floorspoce oble to be provided bui olso resull in commercioloccommodotion thot
is sub-oplimol. lt is not the preslige office spoce identified os required to re-energise
the CBD core.

Council hos recognised the concerns with the commerciol morkel qnd the
inoppropriqteness of enforcing high non-residentiol FSRs on mixed use zoned lond on
lhe CBD fiinge ond reduced lhe non-residentiol FSR for o number of sites (initiolly by
woy of plonning proposol ond qmendment lo NSLEP2OOI. qnd ullimotely by
odoption in NSLEP2OI3). ln Morch 2013, Council's strotegic plonners prepored o
Briefing Poper for Councillon. ln Section 3.2 of the Poper, under lhe heqding of
"Droft LEP 2012", end sloled:

"ln exrbfing mlied use porls of the Cenfre, CouncrT hos ocllvely sought
to rncreose the polential for properfies lo redevelop by ollowrng
developmenfs fo provrde less commerciolspoce ln fovour of more
resrdenfi'ql. Ih,b hos olreody led to o number of sife specific planning
proposols being lodged fo moke previously unvioble developmenf
opportunifi'es more offroctive to owners/developers. "

These site specific plonning proposols reloted to

I 56-1 58 Pocific Highwoy;
l2-1'6Berry Slreet;
21 1 -223 Pocific H¡ghwoy;
239-247 Pocific Hi ghwoy;
l3ó-140 WolkerSlreet;
1 44-l 48 Wolker Street; ond
225 Miller Street.

l2-1ó Berry Sfreet ond l5ó-158 Pocific Highwoy immediotely odjoin fhe subject sile.
ln eqch of the obove exomples, the reduction in non-residentiol FSR wos qccepted,
in porl, os o reflection of the lock of demond for commerciol occommodolion on
the fringe of the North Sydney CBD. Further support for the reduction in non-
residentiql FSR for these sites wos found in thot the reduction would:

Mointoin the mixed use chorocter of the oreq.
lncreose the omount of permonent residenliol occommodotion in the oreo.
Provide odded flexibility for lhe sites.
lncreose the vibroncy of lhe North Sydney CBD.

Although not strictly wilhin the Norlh Sydney Cenfre similor reosoning wos odopled
in respect of plonning proposols forS ond l0-18 Cl¡ff St, Milsons Point, where non-
residentiol FSR wqs reduced to 0:1.

The proposed development qnd reductÌon in non-residentiol FSR the subject of this
Plonning Proposol is consistent with oll of the qbove.

I

¡
¡
I
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It is olso importont to recognise the supply of 125, 849m2 of commerciolspoce in the
CBD core expected to come online by woy of opprovols under the now repeoled
Porl3A of the Act, os referenced in the July 2013 JBA report. This odditionol spoce
soon to become ovoiloble ochieves two thirds of the onticipoted 2031 demond
olone. This spoce hos been down ployed to dote on the bosis thot the
developmenls hove noT commenced. Such proposols, however, require significont
pre-consfruclion commitments to secure conslruction funding.

It hos recently been onnounced thot Leighton Holdings hove mode o commitmenl
to occupy the development ot 177-199 Pocific Highwoy. A Section 9ó Applicotion
wos lodged ol the beginning of August, seeking to toilor the opproved buîlding to
Leighton's specific requirements. The building is'to provide the opportunity for
Leighlon to consolidote its operolions in o single locotion.lt is understood thol
qdvonced negoliotions ore underwoy wilh o mojor tenont whose requirement will
underpin the 100 Mount Street development. Even were those specific
developmenls to not go oheod, the developmenl potenïiol of those siles remoins,
qnd remoins withÌn the commerciqlcore.

Conclusion

This plonning proposol cleorly demonstrotes thot there is o limited demond for
commerciol floor spoce in the North Sydney Centre qnd in porticulor the CBD fringe.
Whot demond exisls is qble lo be met comfortobly by existing ond opproved
commerciol building stock. There is o demonslroble future supply to meet projected
demond for commerciol floor spoce in the North Sydney Centre, nolobly in the
commerciol core ond owoy from the mixed use CBD fringe. There is, however, o
dire need for more qtfordqble residentioloccommodotion. These issues hove been
recognised ond octed upon by Council in relolion to olher sites, ond o similor
opprooch should be qdopted here.

The simple foct is thot q 3:ì non-residentíol FSR is nol vioble for ony site in lhe North
Sydney fringe hoving regord to the current ond future morket, ond thot is porliculorly
so for this site given its physicol constroinls. The corner locotion connot generote the
demond thot is obsent morketwide, ond certoinly connot boosl thot demond to
3:.l.

Significontly, by forcing developers to give over voluoble floor spqce lo unwonted
commerciol spoce of the expense of highly sought ofter residentiol
occommodotion is directly controry to the objectives ond intentions of the cunent
ond future plonning controls opplying 1o the lond.

This con reodily be resolved by reducing the minimum non-residentiol FSR lo l:l

We commend the plonning proposolto Council ond urge thot it be processed with
qll due despotch, in conjunction with the DA.
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lf you hove ony quer¡es regording ony of the obove, pleqse do nol hesitote to
contoct the undersigned.

//
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Nofth Shore vacancy rate rising again

pubtished: 31 Jul 2013 Author: Property Council Source: Property Council of Australia

Weak demand has led to rising vacancy rates across the North Shore
office market, according to the Property Council of Australia's latest
Office Market Report.

"The weakest period of demand in over five years has been the main
driver of a rise in vacancy rates," says Property Council NSW Executive
Director Glenn Byres.

"Nei absorption dropped by 39,191sqm - and as a result, the vacancy
rate rose from 9 percent to Ii.2 percent in the six months tc July
20 13.

"The vacancy rate rose abcve 9 percent in all tlrree sub-markets, and
demand r,rlas in the negative across most grades.

'ln the sub-markets, trlorth Sydney's vacancy rate rose from 7.8
percent to 10.6 percent, Crows Nest went from 12 percent to 13.8

percent and Chatswood from E.9 percent to 9.8 percent.

"The biggest fall in demanC occurred in Norih Sydney, with net absorption dropping by 24,773sqm."

fvlr Byres said 1617sqmsqm of stock is due to enter the North Shore market in the second haif of 2Û13, followed by a
fu¡ther 6,87Zsqm of nerv stcck ¡n 2014.

Analysis & eornmentary : North Shore, Jul 2Û13

Fleadiine comments¡

Vacancy for the overall Noith Shore market inc¡'eased over the period

îhis was clue to weak den'¡anci

Cnl'y D Grade experienced oositir¡e rjemand ancl a '¡aconcy deirease

Al! grades of space have vacancy above I perceni

\lacãncy analysis:

'foial vacancy for the tiorth Shore inc¡'easerl fro¡-n 9.ti pei'eent in Januiary 2013 to 11.2 pei'cent in juiy 2013

This was largely due to nei absorption of -39,i.91sqnì, the r¡.¡eakest since Januai'y 2008

There were 350sqrn of supply additions over the period, while 7,728sqm was withdrawn

Only D Grade experienced positi.te demand and a vacancy deci'ease

,A.ll grades cf space have vacancy abo're 9 percent

North Sydney:

Nor-th Sydney vacanc./ increased from 7.8 percent to -r0.6 percent over the half year" to Juiy 201-3

This was lar-geli¡ due io -24,773sqm of net absorption, the weakest since January 2008

350sqnn of space was added ove¡'the period, while I,443sqm was withdrawn

Crows Nest / St Leonards:

NORTH SHORE

OFFICE
\,4¡\l{[{f i

REPORT
f

http: / /www.propertyoz.com.au /Art¡cle/NewsDetail.aspx?p= 16&id:8030 Page 1 of 3
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Vacancy increased from 12.0 percent to 13.8 percent

This was largely due to -10,436sqm of net absorption

withdrawals totaled 4,668sqm

Ghatswood:

Vacancy in Chatswood increased in the 6 months to July 2013 from 8.9 percent to 9.8 percent

The increase was due largely to -3,982sqm of net absorption

Withdrawals totaled 1,617sqrn

Future supply:

1,617sqm of stock is due to enter the North Shore market in the second half of 2013

6,872sqm of projects are due to be completed in 2014

40,100sqm of space is due to come online form 2015 onwards

119,000sqm is mooted

Key market indicators, North Shore (aggregate)

Vacancy"
Jul l3 (o/o)

o-t

9.6

15.2

18.3

rt.2

Vaeancy,
Jan 13 (o/o)

8.2

E.6

1C.3

18.5

9.0

Vacancy,
Jan t3 qcTo¡

t.Ò

12.0

8.9

Net absorption, õ
months ta Jul 13
(sqm)
-8,L22

-5,654

-25,500

85

-39,19 1

Net absorption,
12 rnonths to iul
13 (sqrn)
5,993

-1,947

-23,525

-L,439

-20, i96

7l08lL3 9:13 PM

¡l

Grade

,A
B

c
D

: Total

Key market indicatars, lïorth Sl'¡ore (by Iocale]

Locale

Nc¡th Sydney

erows Nest /
St Leenards

Chatswaod

Vacaney,
Jul 13 {a/o)

10.6

i 3.8

9.8

Net absorpt¡on, 6
rnonths to Jul 13
(sqm)
-24,773

- 10,436

-3,982

2015+
40,100

0

0

40,1OC

Net absorption,
12 rnonths to iul
1.3 (sqm)
-27,9Ð4

-7,972.

9,68Ð

Mcoted
46,500

72,5O0

0

119,OOO

Future supply. North Shore {by locale)

Future supply by year (sqm)
Locale 2013 2Qt4

' North Sydney O 2,472

Crows Nest /
, St Leonards o o

e hatswood 7,617 4,400

Total
Harth shore r'6L7 G'872

Medla contact:

GIenn Bvres,
l.iS\{/ Execuiive D i recto r,
A2 9033 1904 or 0419 695 435

John Nguy'en,

http: / /www.propertyoz.com.au iArticle/ NewsDetail.aspx?p= 16&id:8030 Page 2 of 3
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National Research Manager,
02 9033 1943 or O4IO 449 2L0

For full analysis and coverage, visit the dedicated website: www"officemarketreport.com.au
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Executive Summary

Urbis has been engaged by Strand Estates Pty Limited to undertake a development typology analysis
and make recommendations for the development mix of a proposed development at l8 Berry Street and
144-150 Pacific Highway, North Sydney. Strand Estates is proposing a mixed use development,
comprising commercial floor space and residential uses.

This report is for the use in support of a planning proposal for a reduction in the commercial floor space
ratio (FSR) for the subject site. This report outlines the economic justification for the relaxation of the
prescribed mix as detailed in the DCP and DDCP. This is recommended based on analysis of current
market conditions which at present do not promote an economically viable development based on

commercial uses only. Accordingly, the larger provision of residential uses within a development is seen
as being more feasible at this time.

Urbis has considered the profile of existing residents of North Sydney, the residential market and the
commercial market. We have then analysed and assessed the nature of, and relationship between,
residentialand commercial uses in North Sydney.

Our analysis of the residential market demonstrates that there is an undersupply of residential
apartments.

Our analysis of the commercial office market demonstrates that there is a substantial over supply and that
this oversupply will continue over coming decades.

The demand for residential dwellings over commercial space is demonstrated by the difference between
real rental growth over the last twenty years.

FIGURE 1 - CHANGES IN REAL COMMERCIAL RENT VS REAL RESIDENTIA-L RENT

Commercial Rents v's Residential Rents
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The subject buildings are on the fringe of the CBD. They are dated and of a standard no longer in

demand within the market. Refurbishment of the buildings is not considered a practical option given the

limited demand generally in North Sydney and particularly given the fringe location. There are residential

buildings within close proximity to the subject.

We find that residential land use is substantially more productive and results in a substantially higher net

community benefit, than does commercial use.
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We recommend that to secure the optimal sustainable futureforthe North $ydney CBD, residential
development be encouraged, in place of commercial development.

We further recommend that consistent with the above recommendation the subject building be permitted
to be develop,ed with a minimum of commercial space, in favour of residential accommodation.
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lntroduction

Urbis has been engaged by Strand Estates Pty. Limited to undertake a development typology analysis
and make recommendations for the development mix of a proposed development at 18 Berry Street and
'144-150 Pacific Highway, North Sydney. We understand that Strand Estates is proposing a mixed use
development, comprising commercialfloor space on the lower levels with residential uses above.

The proposed development is expected to comprise a dwelling typology mix which represents a variation
from that set out in North Sydney Council's Development Control Plan. Further, the proposal will require a
variation to the commercial FSR provisions identified in Council's Local Environmental Plan 2001 and
Draft Local Environmental Plan 2009 (LEP). The DCP provides that, 'substantive variations to unit mix
must be supported by an authoritative analysis of current and future market demand'1.

As part of the documentation which is to be submitted with the Planning Proposal and Development
Application for this proposal, it will be necessary to consider the proposed nature of the development in
the context of a range of policy documents including.

. Local Environmental Plan 2001;

Development Control Plan 2002;

Draft LEP 2009;

Draft Development Control Plan 2010;

. Affordable Housing Strategy 2008;

. State Government's State Environmental Planning Policy (SEPP) 65, which reiates to residential
apartment buildings.

Having considered the background to the development we then consider the commercial and residential
markets in North Sydney. We look at the history of the markets and by considering future demand and
supply draw conclusions about where the markets are going individually. Following this we discuss the
interrelationship between the markets and draw out the implications for the future of the North Sydney
CBD and Suburb.

,,:.f FROPOSËD fu4ËTHOEÜLOGY

ln order to demonstrate the appropriate development typology mix and need for a commercial FSR
variation, it has been necessary to set the context for the scheme through the consideration of a range of
factors, including the following:

. The demographic profile of the existing community of North Sydney, including population; age;
household types and occupancy rates; tenure; average weekly incomes (individual and household);
car ownership and the method of travel to work;

. The workforce profile and growth for North Sydney and the lnner North Sub Region;

. The supply of commercial space is considered through an analysis of existing vacancy and planned

future development compared to anticipated workforce growth;

. The current commercial market demand within North Sydney, including demand for particular
residential unit types (one, two and three-bedroom units);

' A review of office rent change in North Sydney;

tNorth Sydney Council, Devetopment Control Ptan 2002,p38

I
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The current residential market demand within North Sydney, including demand for particular
residential unit types (one, two and three-bedroom units);

The historic apartment sales rates and historic net absorption rates for North Sydney commercial
property;

Affordability, through comparative consideration of weekly household incomes; weekly rents, and
monthly home loan repayments;

A consideration of the relationship between commercial and residential uses and markets.

Our consideration of these fac{ors has involved consultation with local real estate agents, to determine
levels of demand for particular unit and office types and associated levels of demand, supply and
affordability.

The key elements of this research are set out below.

1. PCLICY AND DCCLJMENT RE\,TIEW

We have undertaken a limited contextual review of relevant policy documents, including the Draft LEP
2009, Draft Development Control Plan 2010, North Sydney Residential Strategy 2009, and Affordable
Housing Strategy 2008. The State Government's State Environmental Planning Policy (SEPP) 65 and the
LEP 2001 and DCP 2002.

2. DEMOGRAPH!C PROFILING AND FCPULATiON PROJECTIONS
We have prepared a demographic profile of the local community, based on ABS Census data for the
North Sydney LGA, North Sydney Suburb and the Sydney SD. We have examined the data available for
2001 and 2006, to provide a longitudinal analysis, in relation to the following community characteristics:

Total population;

Population density (persons per hectare);

Age profile;

Dwelling types;

Household structure and size (including average household occupancy rates);

Household tenure;

Household income and family income;

Housing costs: weekly rental payments and monthly loan repayments;

Motor vehicle ownership;

Method of travel to work;

WorKorce characteristics

ln addition to the analysis of the existing community, we have undertaken an analysis of population
projections for the local government area, based on NSW Department of Planning 2010 projections.

Analysis of this data has enabled us to provide a profile of the local community with regard to the likely
market for the residential development scheme which is proposed and associated housing diversity and
affordability issues.

3. Ív1A.RKËT DEÍL4AND ANALYSIS
3.1 Residential market demand analysis

!
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We have undertaken an analysis of local residential market characteristics.

Utilising the RP Data residential property database, we have undertaken an historical study of apartment
sales in the locality. This has enabled us to provide an analysis of sales rate in recent years in relation to
key price points and dwelling types.

We have also considered market rent data available for a range of dwelling types (one to three-bedroom)
in the locality.

ln addition to our quantitative evaluation of available data, we have consulted with local real estate
agents, to gain further insights into the local market context.

3.2 Commercialmarketdemandanalysis

This has included an analysis of commercial market characteristics and opportunities using local
intelligence and existing Urbis data and resources. Urbis has considered existing and predicted future
supply, net absorption rates and potential long term take up of future supply. We have reviewed the
historic changes in rentals within North Sydney and considered this in the context of demand for office
space.

4. FINAL AI{ALYSIS AND CONCLUSIONS

Following our review of the socio-economic profile of the area and market parameters for residential and
commerõ¡d property, we have considered the broader implications for development typology within North
Sydney.

URBIS
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2 Policy and document review

This section contains a review of the planning instruments that apply to the locality, including the
following:

1) North Sydney Local Environment Plan 2001;

2) North Sydney Development Control Plan2002;

3) North Sydney Affordable Housing Strategy 2008;

4) NSW State Environmental Planning Policy No. 65;

5) North Sydney Draft LEP 2009 and Draft DCP 2010.

2.1 NORTH SYDNEY LOCAL ENVIRONMENT PLAN 2OO1

The North Sydney Local Environment Plan 2001 (LEP) was adopted by Council on 10 July 2000 and
came into effect on I June 2001. The LEP provides the planning objectives and development controls for
new buildings and other developments, and clearly states which types of development require consent.
The objectives and controls cover zoning, height, floor space ratios, landscaping, overshadowing, and
heritage and conservation areas.

Development not specifically permitted by the LEP is prohibited, and no development applications can be
made for those types of developments. The LEP is supplemented by North Sydney Development Control
Plan 2002 (DCP), which provides guidelines on detailed aspects of development.

The specific aims of the LEP are found in Part 1.3(a) and include:
. to promote the character of the neighbourhood and development which is compatible with

neighbouring development in terms of bulk, scale and appearance;

to maintain a diversity of ac-tivities while protecting residential accommodation and local amenity; and

to ensure that development on foreshore lands or land visible from the harbour or any public place
does not adversely affect the appearance of that foreshore land, or the views of that land from the
harbour or public place.

Part 2 of the LEP sets out the general provisions for the development of land in North Sydney LGA and
the section most relevant to this proposal is section 2.14 which outlines the aims of the LEP in relation to
zone objectives and desired character. The objectives of development in mixed use zones are to:
r encourage a diverse range of living, employment, recreational and social opportunities, which do not

adversely affect the amenity of residential areas

create interesting and vibrant neighbourhood centres with safe, high quality urban environments with
residential amenity;

maintain existing commercial space and allow for residential development in mixed use buildings with
non-residential uses at lower levels and residential above; and

promote affordable housing.

Permitted developments in this zone include, but are not limited to, apartment buildings and attached
dwellings.

Part 3.25 indicates the intended objectives for apartment building development are to 'reduce the adverse
effect of larger scale buildings and ensure that apartment buildings do not dominate the streetscape and
ensure that dwelling-houses or duplexes will not be left isolated on sites that are not reasonably capable
of development for apartment buildings.'' An apartment building must not be erected if:
. the length of any façade facing the street is less than 9 metres or more than f 5 metres; or

2North 
Sydney C ouncil, Locat E nv ¡ro nme nt P lan 2001, P aft 3, p1 O
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dwelling-house or duplex will be left isolated as a result of the development on sites that are not

reasonably capable of development for apartment buildings.

2.2 NORTH SYDNEY DEVELOPMENT CONTROL PLAN 2OO2

The North Sydney Development Control Plan 2002 (DCP) came into effect on 21 February 2002 and
applies to aliland in the North Sydney Local Government Area (LGA). The DCP provides objectives and

controls for developmént proposals within the North Sydney LGA, the provisions of which are designed to
promote development consistent with the desired character, urban design and community outcomes for
the North Sydney LGA.

Section 6 - Mixed Use Development and the functional objectives include:

' a dwelling mix that achieves an on-site dwelling density contributing to energy efficient design and
residential amenity;

. housing choice in the mix of dwelling sizes and in the range of affordability;

r uses and activities are mixed to meet the needs of residents, workforce and visitors;

public transport, including walking and cycling, is the main form of access;

Section 6 of the DCP contains a number of subsections and clauses that guide the desired
development outcomes. The clauses most relevant to this development are contained in section 6.1b

and include;

developments in mixed use zones should be consistent with the dwelling density objectives
established in North Sydney Council's Residential Development Strategy.

The mix of dwelling types required is listed in Table 1 below.

Table 1 - Mix of dwelling Çpes required under the North Sydney DCP 2002

5

Studio apartments

I bedroom apartments,

4.

6.

15% (max)

30% (max)

7 2 bedroom apartments; I
10

40% (min)

15% (min)o 3 bedroom or greater;
I

I

Source: North Sydney DCP, 2002
. substantive variations to unit mix must be supported by an authoritative analysis of current and future

market demand;

new developments should provide at least 4% of dwelling space as affordable housing (applicable
with gazettal of Affordable Housing State Environmental Planning Policy);

provide a minimum 10o/o of dwellings as adaptable housing;

integrate the affordable housing components, do not isolate them or use a different standard of
materials and finishes; and

provide services and facilities within the development that meet the needs of different population
groups and build flexibility into communal spaces to meet changing needs.

The North Sydney Council Residential Development Strategy (the Strategy) is incorporated into the DCP

The Strategy aims to accommodate growth in an appropriate manner in terms of local character, access

to facilities ánd services, employment and transport opportunities and environmental impact. The basic
aims of the Strategy are to:

I-JRBIS
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preserve existing and potential commercialfloor space from further residential competition by
maintaining a high quality business centre - the North Sydney Centre - and prohibiting residential
development in the core area of the centre;

maintain smaller scale commercial and retail space in the mixed use centres and provide for
dwel I i n g/population g rowth through i ncreased hei ghts;

reduce pressure for redevelopment in Conservation Areas by down zoning to Residential A2 and
Residential B to reflect existing detached/semi-detached and terrace/town-house style development,
respectively;

reduce pressure for redevelopment in sensitive areas, the foreshores or adjoining bushland, or where
traffic access is limited, by maintaining a lower density zone in those areas;

maintain housing choice by maintaining intact areas of detached housing and allowing for further
development of apartments and attached dwellings only in appropriate locations - in the
understanding that detached dwellings provide for families and will contribute substantially to
maintaining population numbers and mix;

concentrate further development in areas with good access to transport empioyment and other
services, and where the impact of development can best be absorbed with minimal ímpact on
amenity, environment and heritage; and

reduce development pressures in the areas of Kirribilli, Cremorne Point, McMahons Point and
Waverton, which are considered fully developed in terms of the impacts of existing development on
parking, traffic, heritage, visual amenity and stormwater runoff.

2.3 NORTH SYDhIEY AFFORDABLE FJOUSING STRATEGY 2OOE

North Sydney Council has had significant involvement in affordable housing over the past 20 years. The
North Sydney Affordable Housing Strategy 2008 (AHS) was commissioned by Council to review the
effectiveness of current policy in this area and to provide strategic direction to increase effectiveness and
ensure sustainability of involvement into the future.

The overarching aim of the AHS is 'to maintain and increase the amount of affordable rental stock in
North Sydney LGA and ensure the long term sustainability of Council's involvement in affordable
housing.'o

The AHS is divided into two parts. Part A provides an overview of supporting data and information on
local affordable housing issues and the policy context that supports the strategies proposed. Part B sets
out the proposed strategic directions for Council's consideration that aims to retaín and increase the
amount of affordable rental stock in North Sydney LGA and ensures Council's long-term involvement in
affordable housing.

The AHS provides 6 key strategies for Council to consider and makes recommendations on how Council
can obtain the objectives specified in each of the strategies.

2.4 I\!,SVf STATE ËNViRONùJËNTÉ.L. FLANN¡NG FOLIC\.' TIO. 65

The NSW State Environmental Planning Policy No. 65 (SEPP 65) came into effect on 1 December 2003
and applies to any proposed residential flat development application submitted after that date.

SEPP 65 was established to implement the recommendations of Achieving Better Design - Residential
Flat Developments in NSW, the report of the Urban Design Advisory Committee in response to the Forum
on Residential Flat Design in March 2000. This forum brought together a range of industry stakeholders
to consider ways of improving the design quaiity of resìdential flat buildings.

tNorth Sydney Council, Affordable Housing Strategy 2008, p1

¡
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SEPP 65 aims to improve design quality of residential flat buildings of three or more storeys, and those
containing four or more self-contained dwellings. The Policy recognises that the design quality of
residential flat development is of significance for environmental planning for the State due to the
economic, environmental, cultural and social benefits of high quality design'

The aims and objectives of SEPP 65 are stated in Part 1 section 2 and are to:

. improve the design quality of residentialflat development in New South Wales;

. recognise that the design quality of residential flat development is of significance for environmental
planñing for the State due to the economic, environmental, cultural and social benefits of high quality

design;

. improve the design quality of residential flat development aims:

- to ensure that it contributes to the sustainable development of New South Wales:

r' by providing sustainable housing in social and environmentalterms;

{ by being a longterm asset to its neighbourhood; and

r' by achieving the urban planning policies for its regional and local contexts;

to achieve better built form and aesthetics of buildings and of the streetscapes and the public

spaces they define;

to better satisfy the increasing demand, the changing social and demographic profile of the
community, and the needs of the widest range of people from childhood to old age,
including those with disabilities;

to maximise amenity, safety and security for the benefit of its occupants and the wider
community;and

to minimise the consumptíon of energy from non-renewable resources, to conserve the

environment and to reduce greenhouse gas emissions;

r provide consistency of policy and mechanisms across the State, and a framework for local and

regional planning to achieve identified outcomes for specific places.

Part I Section 4 of the SEPP 65 states that the 'policy applies to development being the erection of a new

residentialflat buildíng, and the substantial refurbishment of an existing residential flat building, and the

conversion of an existing building to a residential flat building.'

Clause 3O(2Xc) of the SEPP 65 requires a consent authority to 'take into consideration the publication

Residential fiai Oes¡gn Code (a publication of the Department of Planning, September 2002)' before

determination of the development application.

2.5 NORTH SYDNEY LOCAL GEVËLÛPfu4ËNT STRATEGY

The North Sydney Draft Local Development Strategy acknowledges the importance of flexibility in
development options.

"lt is impoñant to note however, that under DLEP 28 a number of the mixed use propeñies

in the Noñh Sydney Centre witl provide the flexibility for future development to be either
futly commercialor predominantly residential(with non-residentialuse pravided on lower
floors). The reason for incorporating this flexibility within LEP controls is to allow propeñy

owners and developers to devetop propefties according to prevailing mafuet conditions."

It is noted that Council has planned for sufficient development potential in which the LGA will

accommodate 5,500 additional dwellings and 11,000 additionaljobs in the CBD by 2031. However it is

also worth noting that simply zoning land for particular accommodation does not necessarily lead to the

development or use of that accommodation in the desired way. Jobs are created through economic
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growth and new jobs in a location will always require new residential accommodation in a complementary
location.

Council has also committed to concentrating the bulk of new dwellings in close proximity to facilities and
amenity. This includes development in mixed use centres in close proximity to retail, office, health,
education, transport, leisure, entertainment facilities and community and personal services. One of the
most effective ways to do this is to concentrate and encourage more residential development at the fringe
of the CBD Core.

2.6 DLEP 2OO9 AND DDCP 2A1O

LEP and DCP documents are the principal documents by which Council administers and controls
development within the North Sydney LGA. (North Sydney CC,2011)

The draft LEP was exhibited during early 2011 and issued to Department of Planning and lnfrastructure in
July, although we understand that DP&l will require it to be re-exhibited in the near future. The draft DCP
is currently on public exhibition.

The major differences between LEP 2001 and the draft LEP include

' New zone names, standard across all councils;

. New definitions, standard across all councils;

' New planning controls for the North Sydney Centre;

The rezoning of the majority of sites currently zoned Special Uses (schools, churches, car parks etc)
to the nearest appropriate zone;

lncorporation of the adopted North Sydney Heritage Review recommendations;

Rezoning of some land from Mixed Use to Commercial in St Leonards, Crows Nest and the North
Sydney Centre;

The removal of building height piane and landscaped area controls, which have been incorporated
into the draft DCP; and

Controls mandated by the Department of Planning's section 65 certificate dated 29 October 2010;

The removal of the notional arc concept for height limits and its replacement with specific RL's for
each site;

The need to read the RL provisions in conjunction with over shadowing implications;

The introduction of significant increases in development potential in some areas and reductions in
others, such as the subject site.

The major changes proposed under the draft DCP include:

. Combining the former "Commercial" and "Mixed Use" sections into a single section;

. lncorporating new sections relating to "Non-residential development in residential zones" and
"accessibility";

' lncorporation of the adopted North Sydney Heritage Review recommendations;

. lncorporating Council's Tree Preservation Order controls;

'i 0 ,o.,a, o*o Docur\,lENr REVTEW URBIS
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lncorporating existing provisions of NSLEP 2001 which cannot be incorporated into the draft LEP;

and

New provisions for landscaping, site coverage, deep soil requirements, building height plane and

building setbacks;

- The part dealing with area character statements has yet to be finalised.

2.7 IMPLICATIONS OF REVIE\Tü OF PLAÌ{NING CONTEXT

The objectives of the LEP are to:
. promote the character of the neighbourhood and development which is compatible with neighbouring

development in terms of bulk, scale and appearance;

' to maintain a diversity of activities while protecting residential accommodation and local amenity;

. to encourage a diverse range of living, employment, recreational and social opportunities, which do

not adversely affect the amenity of residential areas;

. maintain existing commercial space and allow for residential development in mixed use buildings with

non-residential uses at lower levels and residential above; and

to promote affordable housing

The DCP aims to:

promote a dwelling mix that achieves an on-site dwelling density contributing to energy efficient
àesign and resideñtial amenity, housing choice in the mix of dwelling sizes and in the range of

affordability;

uses and activities that are mixed to meet the needs of residents, workforce and visitors;

I

developments in mixed use zones should be consistent with the dwelling density objectives
established in North Sydney Council's Residential Development Strategy;

substantive variations to unit mix must be supported by an authoritative analysis of current and future
market demand;

new developments should provide at least 4% of dwelling space as affordable housing (applicable
with gazettal of Affordable Housing State Environmental Planning Policy);

provide a minimum 10o/o of dwellings as adaptable housing;

integrate the affordable housing components, do not isolate them or use a different standard of
materials and finishes;

To maintain smaller scale commercial and retail space in the mixed use centres and provide for
dwel I i n g/popul ation g rowth th roug h i ncreased hei g hts;

the AHS recommends that Council consider the development of planning incentives based on density

bonuses as outlined in Strategy 6, and undertake more detailed investigation and modelling regarding

how this approach would best be utilised in the North Sydney LGA housing market; and

SEPP 65 aims to:

- improve the design quality of residentialflat development in New South Wales;
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recognise that the design quality of residential flat development is of sìgnificance for
environmental planning for the State due to the economic, environmental, cultural and social
benefits of high qualit¡r design;

improve the design quality of residential flat development and

- provide consistency of policy and mechanisms across the State, and a framework for local and
regional planning to achieve identified outcomes for specÍfic places.



3 Demographic Profile of North Sydney Suburb and
North Sydney LGA

The following section outlines the key demographic characteristics considered in this study, considering
data from the ABS 200ô Census and CDATA and North Sydney Council's key social and strategic
planning documents. This demographic analysis aims to correlate specific population, housing and
incomeiharacteristics of these areas. This process provides a context for assessing and identifying the

appropriate dwelling typology and affordability factors associated with the proposed development.

The latter part of this section provides commentary of the projected population profile of North Sydney
compared to Sydney. The subject site is located in the suburb of North Sydney. For the purpose of this
study, this suburb has been compared to the North Sydney Local Government Area (LGA) and the
Sydney Statistical Division (Sydney Average). ln addition to the demographic profile we have also
considered workforce characteristics for North Sydney.

3.1 AGE PROFILE

At the time of the 2006 Census the total population within North Sydney (suburb) was 6,059 persons, with

a median age of 34 years. This median age is slightly lower than that of the North Sydney LGA (35) and

Sydney SD135) averages. The table below provides an overview of the age profile of North Sydney. As
can be seen, the suburb of North Sydney has a significantly lower number of persons aged 0 to 4 years
(3.4% and 2.4%) and 5 to 14 years (4.5% and2.7o/o respectively), when compared to the Sydney
averages (6.6% and 13.0o/o respectively). The suburb and LGA of North Sydney have a significantly
higher proportion of persons aged 25 to 34 years when compared to the Sydney Average. This
comparison may reflect the higher number of young couples and professionals, as opposed to families

with children, who reside in the suburb.

TABLE 2 - AGE PROFILE FOR NORTH SYDNEY (SUBURB) COMPARED TO NORTH SYDNEY LGA AND SYDNEY SD.

Populatlon

yearsa4

AGE

Median Age

5-14 years

15-24 years

25-34 years

35-44 years

45-54 years

5564 years

65 years and over

Source: ABS, 2006

URBIS
¡IORTH SYDNEY RFPORT, FINAL, 27 SEPT 2O1 1

NORTI-I SYDNEY

(suBURB)

6,059

NORIH SYDNEY LGA

58,257

SYDNEY SD

a 4,119,190I

34 35 35

4.5o/o 6.ô%

5.1o/o 13.0%

. 10.6% 13.8o/o

27.60/o l I 15.3o/o

16.8o/o 15.3o/o

12.O% a 13.5o/o

11.5o/o a 1O.2o/o

11.9o/o i 12.3o/o

I

3.4o/o

4 5o/o

15.ú/o

28.8%

a 14.5o/o

9.6%

10.8o/o

13.6%
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FIGURE 2 - NORTH SYDNEY (SUBURB) AND STUDY AREAS

NORTH SYDNEY
STUDY AREA

North Sydney Suburb
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3.2 HOUSEHOLD FORMATION AND STRUCTURE

The figure below provides a snapshot of the household formations within the designated suburbs studied
as wellas North Sydney LGA and Sydney SD. North Sydney (suburb) (40.7Vo) and the North Sydney
LGA (46.0%) have a significantly lower number of family households than that of the Sydney average
(68.1%).

The suburb of North Sydney has the largest total percentage of lone person households (37.2%) when
compared to the Sydney Average. The North Sydney LGA also has a higher than average percentage of
lone person households (34.8o/o).lt is noted that group households within North Sydney (suburb) and
North Sydney LGA are somewhat higher than the Sydney average.

FTGURE 3 - HOUSEHOLD FORMATTON FOR NORTH SYDNEY (SUBURB) COMPARED TO NORTH SYDNEY LGA AND
SYDNEY SD.

Household formation
N.jRTH SYDNEY (SUBURB) i.jOR tH SYDÌ'.1ËY LGA AND SYDNJE'1 SD
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Figure 3 below provides a more detailed perspective of the household structure of North Sydney
compared to the Sydney SD.

It is evident that North Sydney (suburb) has a significantly higher percentage of one person households
(43.9o/o) in comparison to the Sydney average (23.1o/o). This is also replicated in the North Sydney LGA
(3e.5%).

Two person households are also significantly higher within North Sydney (suburb) (40.0%) and the North
Sydney LGA (40.2o/o) when compared to the Sydney average of 31.2o/o.

The Sydney Average for three person household or more is higher than that of NoÉh Sydney.

Given that there are less lone person households than single person residents, may be suggestive that
individual residents are more likely to travel and be away more.
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FtcuRE 4 - HOUSEHOLD STRUCTURE tN NORTH SyDNEy (SUBURB) COMPARED TO NORTH SYDNEY LGA AND SYDNEY
SD.

Household structrrre
NORT|-I SYDNEY (SUBURts). NORTH SYDNEY LGA AND SYDNEY SD
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3.3 HOUSEHÛLD SiZË AND TYPE

The following outlines the average size of households and the change that has occurred from 1996 to
2006.

TABLE 3 - HOUSEHOLD S|ZE rN NORTH SYDNEY (SUBURB) tN COMPARTSON WITH NORTH SYDNEY LGA AND SYDNEY
SD.

CHARAC IERISTICS NORTI.lSYDNEY

(suBr.JRB)

. 1.8Average household size 2006

Average household size 2001

Average household size 1996 I

NORTII SYDNEY L(ìA

I 1.9

19

SYDNEY St)

I 2.7

I 2.6

a N/A

LIRBIS
NORTH SYDI.IEY REPORT, FINAL. 27 SEPT 2011

1.9 1.9

Source: A85,2006

Overall, at the time of the 2006 Census, the suburb of North Sydney and the North Sydney LGA have
significantly lower average household sizes than that of the Sydney SD.

Household size ¡n the suburb of North Sydney has slightly declined from 1.9 persons in 1996 and 2001 to
1.8 persons at the time of the 2006 Census

The North Sydney LGA average household size remained the same (1.9 persons) between 1996 and
2006. Table 2 below details these figures.

Table 3 below provides an overview of the housing types within North Sydney (suburb), North Sydney
LGA and the Sydney SD.

It can be seen that the majority of housing types within North Sydney (suburb) (741%) and North Sydney
LGA (70.3%) are flats, units or apartments. These are significantly higher than that of the Sydney average
oÍ 25.7o/o.

The suburb and LGA of North Sydney have a similar percentage of separate houses stated (12.6% and
13.9o/o) respectively. This is considerably lower than the Sydney Average ol 61.7o/o.
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TABLE 4 - HOUSING TYPE WITHIN NORTH SYDNEY (SUBURB) WITH NORTH SYDNEY LGA AND SYDNEY SD.

HOUSE TYPE

Separate house 12.60/o 13.9o/o 6í .7o/o

Semi-detached, row or

terrace townhouse

123% 15.0%o 11.8%

Flat, unit or eperünent 74.1o/o 7O.3o/o 25.7%

Other e.g. caraven, 1.Oo/o 0.8% 0.7o/o

i houseboat

0.0% 0.0% O.'lo/o

Source, ABS, 2006

3.4 HCUSËHCLIJ TENURÉ

The following explains the tenure type associated with North Sydney and the Sydney SD

The figure below shows that there are a signif¡cantly higher proportion of rented hornes within North
Sydney (suburb) (53.65%) and the North Sydney LGA (46.40/o) as a whole when compared to the Sydney
Average oÍ 29.7%.

Overall, at the time of the 2006 Census, these suburbs and North Sydney LGA had a significantly lower
proportion of property being fully owned or being purchased when compared to Sydney.

FIGURE 5 _TENURE TYPE FOR NORTH SYDNEY (SUBURB) COMPARED TO NORTH SYDNEY LGA AND SYDNEY SD

Household tenure type
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3.5 iNDIVIDUAL AND HOUSEHOLD INCOME

The figure below presents a comparison of the median individual and household incomes for North
Sydney (suburb), the North Sydney LGA and the Sydney SD.

At the time of the 2006 Census, North Sydney (suburb) had a significantly higher weekly individual ($8SO¡
and weekly household ($1 ,605) income when compared to the Sydney average of $518 and $1 ,154
respectively.

FIGURE 6 - WEEKLY TNDTVTDUAL AND HOUSEHOLD TNCOME FOR NORTH SyDNEy (SUBURB) COMPARED TO NORTH
SYDNEY LGA AND SYDNEY SD.

Weekly household income
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The following figure provides the average weekly family incomes for North Sydney (suburb) compared to
the North Sydney LGA and the Sydney Average.

FIGURE 7 - WEEKLY FAMILY INCOME FOR NORTH SYDNEY AND SYDNEY SD

Median Family lnconre
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3.7 WEEKLY RËNTAL PAYMENTS

The table below details weekly rent payments for North Sydney (suburb) compared to the North Sydney
LGA and the Sydney SD as at the time of the 2006 Census. As stated previously, North Sydney (suburb)

and the North Sydney LGA have significantly higher rental tenure than that oi the Sydney Average.

This is discussed in further detail in Section 4 of this report.

TABLE 5 -WEEKLY RENTAL PAYMENTS FOR NORTH SYDNEY (SUBURB), MILSONS POINT (SUBURB), ST LEONARDS
(SUBURB) AND CHATSWOOD (SUBURB) COMPARED TO NORTH SYDNEY LGA AND SYDNEY SD.

SYDNEY SDRENT

$0 - $17e

$180 - $224

$225-5274

$275 - $349

| $350-$449

$4s0 - $549

HOUSING LOAN

REPAYMENT

$1 - $749

$750 - $949

$9s0 - $1,199

$1,200 - $1,399

NORTH SYDNEY

(suBURB)

7.7o/o

NORTH SYDNEY LGA

I 7.2o/oI I 24.4o/o

10.5%

14.'lolo

¡ 18.7o/o

'|'9.8o/o

13.9o/o

NORTH SYDNEY

(suBURB)

. 7,2o/o

4.5%

3.8%

I

4.50/o 15.5%

I 11.60/o 17.7o/o

24.5o/o 17.3o/o

a 24.Ùo/c 12.2o/o

12.3o/o 4.9o/o

NORTI_I SYDNEY LGA SYDNËY SD

¡ 5.9o/o 9.60/o

a 3.3o/o I 5.4o/o

5.Oo/o 8.2o/o

4A% 7.7o/o

I

I

I $550 and over 12.6% 13.1o/o I 5.Oo/o

Not stated 2.8o/o 2.1% 3.1o/o

Source: ABS, 2006

3.8 IilONTHLY HOtulE LOAI{ RËFAYtv4ENTS

The following details monthly home loan repayments as at the 2006 Census for the four study suburbs,
the North Sydney LGA and the Sydney SD.

As detailed in Table 5 below, it can be seen that the majority of all monthly home loan repayments in
North Sydney (suburb) and the North Sydney LGA, are above $2,000, considered relatively high,

reflect¡ng high property prices in the area and higher incomes as previously discussed. The average
Sydney monthly home loan repayments above $2,000 are 40.2o/o.

TABLE 6 _ MONTHLY HOME LOAN REPAYMENTS IN NORTH SYDNEY (SUBURB), COMPARED TO NORTH SYDNEY LGA
AND SYDNEY SD.

IIRBIS
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FIGURE I - VEHICLE OWNERSHIP FOR NORTH SYDNEY (SUBURB), COMPARED TO NORTH SyDNEy LeA AND SyDNEy
sD'

Vehicle ownership
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4 Future Demographic Profile

The following section outlines the key population projections considered in this study. For the purpose of
this study, the North Sydney LGA has been compared to the Sydney Statistical Division.

The data and information in this section has been derived from the NSW Department of Planning
population projections published in 2010. This analysis aims to identify specific future population trends
that are criticalfor assessing and identifying the appropriate dwelling typology and affordability factors
associated with the proposed residential apartment development.

4.1 PROJECTED POPULAT¡ON AGE DISTRIBUTION

The Department of Planning projections indicate a noticeable change in the composition of the population

of the North Sydney LGA. The Diagram below, graphically details the expected future distribution.
Utilisation of a radar graph shows a change in population distribution in the 2549 age brackets. Though
the change is only small in percentage terms, it is still notable. Growth rates are available on a 5-year
interval basis in line with the numerical projections above. The use of 1O-year intervals makes trends
clearer and eliminates out of line fluctuations.

Figure 9 - North Sydney projected population distribution in 10 year increments
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When assessed in ten-year increments a better picture of the overall change can be seen. The
percentage of the population aged 20-24,25-29,30-34, 35-39 and 4044 is expected to decline
consistently from2011 to 2031. An increase of distribution of persons aged 65+ supports an ageing
population with all other categories remaining relatively stable. Changes in the lower age brackets (19

and below) are negligible.

The population profile is currently very different to that of the Sydney SD and this trend is expected to
continue. The Sydney SD (seen in the figure below) is a typically distributed radar chart with a slight
ageing of the population, but overall only minimal deviations expected between 1O-year intervals. North

URBIS
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Sydney's change is more noticeable and can be partially attributed to a more diverse range of socially
influential factors such as the existence of a regional CBD. As the charts progress (in time), North
Sydney's population gradually moves towards Sydney's normal distribution.

Figure 10 - Sydney SD projected population distribution in 10 year increments
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The overall picture is an extraction of population from the 25-49 age brackets and replacement of ihose
losses into the 65+ age brackets. This analysis is only proportional and does not account for significant
overall projected growth in population. Though some categories may decline in proportionate terms they
are still expected to grow in number.

4 2 PROJËCTËD FCPLJLATICIN IIvCRËASF-q

The North Sydney LGA is expected to experience stable population increases in each S-year interval from
2006 to 2036 as detailed in the Department of Planning's population projections. The l-GA is expected to
grow to 76,600 persons, representing an increase of 14,700 persons from 2006. This represents a total
increase ol23.7o/o from 2006, significantly less than the 39.7% growth expected for the Sydney SD.

The highest numerical levels of growth are anticipated to be persons aged70-74 and 85+ with 1,520 and
'1,510 new residents respectively by 2036. The Sydney SD presents a very similar set of figures with the
greatest increases being in the same two categories.

Growth rates, as seen in Figure 11 below, are not too dissimilar from the raw numerical increases.

UF{BIS
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Figure 11 - North Sydney LGA population growth rates
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1g-year interval growth rates are weighted towards the top end of the age spectrum, further supporting an

age¡ng populatioñ. ln addition, substãntial growth is expected to be seen through to the end of the second

frãf oittre ZO06-2016 intervalfor persons aged 0-14. This level of growth is however expected to

significantly decline for the remaining two intervals with relatively minimal rates of growth for all persons

aged between 0 and 69.

Comparatively, the growth rates for the Sydney SD are expected to be different with greater increases

across most ãge brãckets. The key similarity can be seen in the weighting of growth towards the top end

of the age speótrum. Persons aged 60+ are anticipated to experience relatively high growth rates with

persons aged 85+ increasing by 60% between 2026 and 2036.

4.3 JC¡UR|.IEY TÜ WORK

Journey to Work data has been analysed in the charts overpage with the top ten ranked LGA's

nighligñted. As anticipated the largest proportion of North Sydney LGA workers reside within the LGA at

tl5W of total residents. The LGAs of Warringah (6.220/o), Willoughby (6.210/o\ and Sydney City (5.7a%)

are significantly lower however are closely aligned.

Conversely, the largest proportion of North Sydney LGA residents work within the Sydney CBD at 12,981
persons (i7.1o/"), wltn Norttr Sydney LGA residents representing26.S0/o of workers within the LGA.
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NORTH SYDNEY REPORT, FINAI-, 27 SEPT 201 I FI.JTURE DEMOGRA'N'"'OO''" 2 5



FTGURE 12 - PLACE OF WORK (2006)

Place of Work
NORÏH SYDNEY LGA 2006
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4 4 KËY FINDiNGS OF DãlvlOGRAPi"ilC AI'JÉ\LYSiS;

The demographic analysis identified a number of key observations including:
. The suburb of North Sydney has a significantly lower number of persons aged 0 to 4 years ((3.4Vo

and 2.4o/o) and 5 to 14 years (4.5% and 2.7Yo respectively), when compared to the Sydney averages
(6.6% and 13.0o/o respectively);

The suburb of North Sydney has the largest total percentage of lone person households (37.2%)
when compared to the Sydney average;

Two person households are also significantly higher within North Sydney (suburb) (40.0%) and North
Sydney LGA (40.2o/o) when compared to the Sydney average ol 31.2o/o;

The majority of housing types within North Sydney (suburb) (74.1o/o) and North Sydney LGA (70.3%)
are flats, units or apartments, significantly higher than the Sydney average of 25.7%;

There is a higher proportion of rented homes within North Sydney (suburb) (53.6%) and the North
Sydney LGA (46.401") compared to the Sydney average of 29.7o/o,

At the time of the 2006 Census, North Sydney (suburb) had a significantly higher weekly individual
($8S0¡ and weekly household ($1,605) income when compared to the Sydney average of $518 and
$1 ,154 respectively;

26 ,rrr*. orMoGRAPr.rc PR'FTLE
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. The majority of all monthly home loan repayments in North Sydney are above $2,000, reflecting high

property prices in the area and higher incomes;

. at the time of the 2006 Census the unemployment rate for the suburb of North Sydney was 3,6%,
lower than the Sydney average of 5.3%;

. North Sydney (suburb) (42.3o/o), Milsons Point (43.6%), St Leonard s (45.2o/o), Chatswood (35.4o/o)

and the Nortñ SyOney LGA (42.0o/o) had a significantly higher percentage of persons who states that
they were a 'professional', when compared to the Sydney SD (23.8%);

. North Sydney (suburb) (25.1o/o) has significantly higher percentages of 'no vehicle' households when

compared to the Sydney average of 12.60/o;

. Between 2011 and 2036, the population aged between 20 and 44years of age is expected to
decrease;

. Between 2011 and 2036, the population aged 65 years and over is expected to increase, supporting
an ageing population;

. The North Sydney LGA is expected to experience stable population increased in each S-year interval

from 2006 to 2036, with the LGA expected to increase by 14,700 persons (23.7o/o), significantly less

than the growth expected for the Sydney SD (39.7%); and

. The highest numerical levels of growth are anticipated to be person aged 70-74 years and those aged

85 yeais and older. Substantial growth is also expected to be seen through to the end of the second

half of the 2006-2016 intervalfor persons aged 0-14.

. The largest proportion of persons working within the North Sydney LGA also resides within the LGA

at 15.5%. Conversely the largest proportion of residents within the North Sydney LGA work within the
Sydney CBD at 37J% compared to North Sydney at26.5oto.

Having considered the demographic profile of North Sydney we will now consider the consequences for
the commercial market before moving on to the residential market.
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5 The Commercial Market in North Sydney
The market for commercial otfice space in North Sydney is one of Australia's Largest, being similar in
scale to the markets in the smaller capital cities. The Sydney CBD is Australia's largest commercial
market by a considerable margin. ln this context, the relationship of North Sydney with the Sydney CBD is
of key importance. This proximity has made North Sydney the first alternative for businesses that require
proximity to the Sydney CBD.

Tenants have indicated that their choice of North Sydney is most influenced by the relative cost of office
space, public transport, the availability of parking and corporate image. (Urbis JHD, 2004). North Sydney
offers similar prestige to the Sydney CBD, without the generally higher costs. To summarise, the
competitive advantage of the North Sydney CBD, as expressed by Tenants, is;

. RelativeAffordability;

. Accessibility, includingvehicular;

Corporate lmage.

5.1 DiltiiAND
As can be expected, the commercial property market in North Sydney has been influenced by changes in
economic circumstance over the years. The absorption rate, or vacant space take up rate, shows how
demand for commercial space has changed over the years.

Net Absorbtion of Cornnrercial C)ffice Space
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The above chart shows the improvement in demand which flowed from the recovery after the 1987 stock
market crash, followed by the deterioration during the recession we had to have. The biggest effect
flowed from the tech bust at the beginning of the new century. This shows the nature of demand for
space, being utilised by what might be considered secondary and newer businesses, pushed out of the
Sydney CBD. This demonstrates that demand has since recovered, however has only recently moved
ahead, largely as a consequence of the release of significant new supply attracting tenants, taking
advantage of relatively lower rents.

According to the latest PCA Office Market figures released as at July 2011, the audited net absorption for
lhe 12 month period for the North Sydney office market was 18,539sq.m, only slightly below that of l2

URBIS
NORIH SYDNEY REPORT, FII.]AL 2i SEPÍ 2A112B ,"- 

"or,rERcrAL 
[,.ARKEr rN] ¡loRrfr syDNE'



months prior being 18,564sq.m. This is a positive result compared to that of 2009 and 2010 where
negative net absorption was experienced.

Having regard to the subject building in our assessment of demand within the local market, we have been
advised that the most recent dealing was undertaken in May 2011. This comprised an initial gross rent of
$300/sq.m over 459.6sq.m of floor space on level 5. The previous tenants' lease commencement was in
August 2001 lor a term of 10 years terminating in May 201 1. The initial gross rent for this tenant was

$345/sq.m, terminating at a rental of $367/sq.m, equating to a low 6.3% growth in net rental over the 10
year period. lt is noted that in an attempt to retain this tenant at lease expiry, significant incentives were
offered to the tenant.

Further of note, there has been a deal struck over the ground floor commencing 1 September, 2011 lor a
period of only 2 years, terminating in August 2013. The 412m'has been leased at a gross rental of
$225lsq.m.

These new deals at $225lsq.m and $300/sq.m gross are indicative of market conditions, especially for
older commercial premises and in both cases are below the commencement rents of the previous tenant.
Further to this, and as stated earlier in this report, whilst nominal rents increased prior to the GFC ,after
adjusting for inflation, nominal rents are actually showing negative growth. Accordingly, this re-establishes
that depreciating real long term rents are a factor of the oversupplied North Sydney Office Market.

The proposed deveiopment encompasses commercial accommodation to the ground floor and levels I
and 2 totalling to approximately 1 ,11Osq.m (additional 129sq.m of mezzanine). The balance of the
development proposal provides for a mix of studio, 1 bedroom, 1 bedroom plus study, 2 bedroom, 2 bed

crossover and 3 bedroom units as detailed in the table below.

Project Synopsis
PRÓPOSED DEVELOPMENT SCHEME 15C PI\C|FIC HIGHY.JAY

Commerclal Mezzanlne Residentlal

l bed + study 2bÆ'd 2 Bed Crossover 3 bed

Basement I -6
Ground Floor

Lewl 1

Lewl 2
Lelel 3

Le\el 4

Lelel 5

Lelel 6

Leval 7

Lewl I
Lelel 9

Lelel 10

Lewl 11

Le\el 12

Le\,el 13

Le\el 14

Lercl 15

Lewl l6
Lelel 17

Lercl 18

Level 19

Le\él 20

Lewl 21

Le\el 22

Le\el 23

Total

80

511

519 129

1,1 10 129 34

Studlo f bed

25

5

5

21

3

3

3

3

3

3

3

3

3

1

6

1

ô

1

6

1

6 51

4

5

5

5

4

4

2

2

2

1

1

41

3

3 20 12
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As stated, the net absorption within the inner northern market has seen little movement within the past l2
months and it is unlikely that the market will experience significant demand for floorspace within the next
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12 months, especially with lowering business sentiment and uncertainty apparent within financial markets.
With regard to market demand, the 1,11Osq.m of commercial office space proposed is considered high
and may encounter problems with leasing and therefore vacancy. ln turn this can impact on the
aesthetics and overall appeal of the development. Furthermore as stated in section 2.7.1 lhe commercial
component at present does not promote a positive return on development and is therefore not feasible at
this time.

5.2 SUPPLY
The following chart provides a summary of the future commercial office supply proposed to enter the
lnner North Office Precinct of Chatswood, Crows NesUSt Leonards and North Ryde over the next three
years.2012 is anticipated to add 24,370sq.m of office space to the market.

Future Office Supply
NORTHERN OFF ICE PRECINCTS

Pro¡ect Name P.oposed Status Levels
Completlon

nla 20'12 DA Approved 15

Proposed
Ofilce NLA

14,412

Chatswood 7 Railway Street Pec¡fic Pleæ

Crows Nest/St Leonards 296-304 Pacific Highway 300 Pacific Highway

Crows NesVSt Leonards Pacific Highway

Chatswood

Crows NesUSt t.eonards

Nonh Ryde

457-471 Mctoria Avenue

2013+ Construct¡on 5

2011 (43) Cons!ruct¡on 3

S¡te Works 7

DA Applied I

S¡te Works 4

4,900

1,183

14,100

14,133

'to,270

Gore H¡ll Technology Park
Bu¡lding C

2012

Cnr Pacific Highway & Csmpbell Gore Hill Technology Park - 2013+
Street Building D1

105 Delhi Road Thê Precinct Corporate Centre 2012

TOTAL 2011

2o12

m13

1,183 sq.m

24,370 8q.m

19,033 sq'm

Further to this, there are a number of developments which are proposing mixed use development with a
larger proportion of residential uses in conjunction with the level of demand within the market for
affordable residential product. Developments include:

12-16 Berry Street- Development Approval has been granted for a mixed use tower comprising two
levels of basement parking (36 car spaces), office space over levels 1 and 2 and 7 floors of residential
apartment accommodation above, providing 53 apartments. The office accommodation proposed
comprises 503.2sq.m across two floors representing 12.2o/o of the proposed GFA (4,113sq.m). The
nature and mix of this development is considered to reflect the demand for affordable accommodation
within these areas and the feasible nature of such developments.

156-158 Pacific Highway- The site is improved with a 5 storey commercial office building which is
proposed to be demolished and redeveloped into a 9 storey mixed use building containing 404sq.m of
commercial floor space,40 residential apartments and basement car parking for 31 vehicles.

239-237 Pacific Highway - An application has been submitted for an 86 unit development over 10 floors
providing a mixture of studio, 1,2 and 3 bedroom units. The development is surrounded by a mixture of
commercial and residential developments. This was approved by the JRPP in July.

136-142 Walker Street - An application has been submitted to Council for a residential tower with four
levels of basement parking, commercial uses to part of the ground floor and 21 levels of ¡'esidential
apartment accommodation above. Approved by the JRPP in July

211-223 Pacific Highway - Also approved by the JRPP. This is owned by Australian lnstitute of
Management. The original DA was predicated on them being built back into the development. The site is
currently on the market with Expressions of lnterest closing on I 5 September 201 1 . AIM have now
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advised they do not propose to go back into the development. lt is our understanding all interested parties

require to reduce the quantum of commercial space in the approved development.

The above provide examples of the type of developments currently proposed in the market and which are
considered to promote the most viable use of the site.

Barangaroo and Darling Harbour also represent significant competition to North Sydney, and as can be
seen from the table below these areas will supply over 465,000 square metres of space, which in itself is

more than 50% of the entire North Sydney market. Further to this we have also attempted to investigate
the supply proposed for Pyrmont, Ultimo, Rhodes and Homebush and have included detail, where
available in the table following. Note, PCA does not collect data on these markets and it is therefore
difficult to determine the current stock levels and therefore vacancies within the market.

FIGURE l3 - OFFICE SUPPLY; OTHER NON-SYDNEY CBD MARKETS

Future Office Supply
O]HER I,IARKFTS COMI)ElING VVI]I_I I.JORTH SYDNËY

Market Addrest Prolæt NEme PropG€d Slstu! LeEls P¡opded

SydneyCBD (Fringe)

S)dneyCBD (Fring€)

Pymont

Pymont

Rhodes

Hom€bush Bsy

Homebush Bay

Homebush Bay

Homebush Bay

H¡ckson Roed snd Shelley Street

Harbour Street

2'l-43 Haris Steet
38-42 Pimma Roåd
'l Homebush BayDriw

Cnr f\furay Rose Aw & A/stralia Aw

Cnr Olynp¡c Blld & Herb ElliotAÉ
1 5 Cart€rStr€êt

7 Certer Sfeet

Barângerco

Darl¡ng Hâúour
Jscksons Landlng

ReWS¡t€

Rhodes Corporâte Bus¡ness Park

SldneyOlymp¡c Park Town Cente
SrdneyOlyÍrp¡c Perk

Cârter Sfeet Ofüce

Cart€r Street Ofræ

DAApprcEd 20+

ConstlElion I
DAApproFd 7

OAApprowd 5

OrtfurTender 6

EerlyPlann¡ng 6

ÞAApproEd 10

DAAppro€d 6

DAAppro\êd I

2016

2013

20't1

2014

2013

20'16

201 3

2012

201 3

300.000

56,000

18,337

5,41ô

17,750
'15,600

26,141

8,063

1 8,586

. /rr'(! . ,\ ( l)S

Further to the above, we note there are also a number of office premises which are undergoing
refurbishment and or fitout works within the areas of Pyrmont, Ultimo, Rhodes and Homebush.

Additional projects of significance proposed to enter the market include the following:

. 177 - 199 Pacific Highway, North Sydney - lt is our understanding that a Pa¡t 3A has been granted

for the concept proposed to be located a|177-199 Pacific Highway. Approval of the Concept Plan
was granted in Decembe¡ 2010 by the NSW Government. The development is proposed to include:

- 31-storey building

4 levels of basement parking with 112 car spaces

Publicly accessible plaza and a maximum floor area of 44,770 square metres.

The project is currently in early planning with the DA before Council and to be determined by
JRPP. We note it is understood that this proposal was approved late August.

. 77 - 81 Berry Street and 88 Walker Street, North Sydney - This development was lodged under Part
3A as it addressed the relevant requirements under the Department's guidelines= The development
proposes:

Excavation of a 4 level basement car park to accommodate 226 cars, a 2 level basement at 88
Wdker Street.

Construction of 37 storey retail / commercial building comprising 60,630sq.m of GFA on77 -81
Berry Street.

Construction of a 33 storey, 200 bedroom hotel with conference, restaurant and bar facilities on
88 Walker Street.

Excluded from the conditions of consent is also the construction of a pedestrian bridge linking
between 88 Walker Street and77-81 Berry Street over Little Spring Street.
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88 Christie Street, St Leonards - The proposed development has been declared a major project
under Part 3A legislation. The proposal includes:

The development of an l8 storey commercial office building with ancillary retail uses.

TotalGFA proposed is 36,253sq.m.

No further detail on this project has been released to date with preliminary estimates of
completion date set for late 20131 early 2014.

90-100 Mount Street, North Sydney proposes:

2 storeys of retail tenancies fronting Walker and Mount Streets

8 storeys of 'low rise' commercial floor space (floor plate of 1,145sq.m of Nl-A).

- 10 storeys of 'midrise' commercial floor space (floor plate of 1,250sq.m Nl-A).

10 storeys of 'high rise' commercial floor space (four floor plates of 1,250sq.m NLA and six floor
plates of 1,265sq.m Net Lettable Area.

5 basement levels accessed from Spring Street accommodating 130 car parking spaces.

It is our understanding that a revised DA is in the final stages of preparation based on expanding the
commercialcomponent by severalthousand square metres. .

It would be expected that a considerable impact would be seen within the market from any one of these
projects due to the significant size and floor space proposed. Particularly when considered against the
low absorption rate.

Further to this there are a number of mooted projects based on PCA data, most of which have
development approval, which have been detailed in the following table.

Mooted Projects
NCRI HSR¡i r.li:i iLìt PRECI\CIS
Markat AddreèB PÌojæt Name Proposed

Otflcê NLA

24,155

552

20,000

P?op6ed Slstus Lovslð
Cmp¡sl¡on

Chatswood

Crows fJst/St Lêonards

Crows NsUSt Lænârds

Crows NævSt Lænards

North Ryde

North Ryde

North Ryde

North Ryde

North Ryde

North Ryde

North Ryde

North Ryds

North Ryde

Norlh Sydney

North Sydney

North Sydney

TOTAL

Albert Avenue

5-7 Atchison Street

Spine Road

Pacific Highway

Lot I Julius Avenue (hd Lot 9)

M-92 Talavera Road

80 Waterloo Road

I 12 Talavera Road

144 Wicks Road

34 Waterloo Road

1 R¡vett Road (Stage 2)

39 oelhi Road - Phase 2

27-37 Delhi Road

1 Denlson

90-'100 Mount Streêt

60 Arthur St

Thomes Strêet Car Park

Stage 2

Gore H¡ll Technology Park - Buildings
D3AD4

Gore Hill Ttr¡nology Park - Bu¡lding D2

Epiæntre (R¡vtrside Corporale Park)

88 Talavtra Road

80 Waterloo Road

nla

Former Petêr Board Highschool

lQ l\¡acquarie Park

1 R¡vett Road (Stage 2)

Lighthouse

Global Business Park - gtages 1 & 2

ShoFping VJorld S¡te

nla

Standards House/Astrontech House

Mooted

Mooted

Mooled

Mooted

Mooted

Mooted

Mooted

Mooted

Mooted

Mooted

Mooted

Mooted

Mootêd

Mooted

Mooted

Mooted

'12,000

34,194

28,354

15,000

12,000

25,000

34,033

1 1,380

30,000

32,000

46,500

34,590

I 5,808

375,566

DA Approved 2ô

DA Approved 1

DP. Applied 7

DA Applisd ô

DAApprovod 17

Site Works 11

DA Applied I
DÀ Approved 6

DA Approved I
DA Approvod 23

DA Approved I
[rA Approved 8

DA Approved I
DA Approved 28

DA Approved 36

DA Approved 24

lncentives within the market at present are between 25% - 30% and with further supply proposed to enter
the market it is likely that these will remain for the foreseeable future, resulting in the lowering of effective
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rents. lt is noted that the upper end of this range is reflective of older style commercial stock, which in
some cases have exceeded this range. The number of mooted projects and significant floor space
proposed is anticipated to put pressure on net absorption figures in the medium term. lncentives within
this range have been apparent since early 2009 having increased by up to 10o/o in some dealings from
2007 when conditions were much more positive.

By considering the Transport Data Centres forecast of employment growth against the Property Council's
estimates of commercial supply in the lnner North Subregion, it becomes clear that there is a substantial
oversupply. The data suggests that there will be a cumulative over supply for the next 25 years.

The lnner North Subregion incorporates the local Government Areas of Lane Cove, North Sydney, Ryde,
Willoughby, Hunters Hill and Mosman.

Figure 14 - North Sydney Office Space Over Supply forecasta

lnner North Employment Growth v Office Space Supply

Year
Total Number of
Ofllce Workers

lncrease In Offlce Addltalona¡ Æea
EmployÞes Requ¡red (sq.m)

brecast and
mooted supply
(sq.m)

Orrersupply
(sq.m)'

89,748

59,325
248,79e

-33,979

-35,661

-56,008

Q¡mulatirc
Olærsupply
(sq.m)

89,748

149,073

397,87'l

363,892

328,232

272,224

2011

201 6

2021

2026

2031

2036

117,272

't18,476

124,740

127,005

129,383

133,1 I 7

1,205

6,264

2,265

2,377

3,734

18,071

93,9s8

33,979

35,661

56,008

77,396

342,756

0

0

0

' 2ü 1 Aversup¡tl,v is Dx¡31¡ng vac.tnc¡es

SoutF (1'D{:, PCA, Urbis)

lf all mooted supply comes on line, the lnner North will be oversupplied beyond 2036 assuming no more
developments are approved before this time. The below graph demonstrates the supply of commercial
floor space in North Sydney against the real commercial rents. As can be seen, supply has remained
fairly consistent over the past 20 years with a decrease in real rents corresponding to a reasonably recent
increase in supply.

4 
Employees included are from lT, F¡nance, Real Estate Services, Professional and Scientific, Admin and Public Administrat¡on

URBIS
NORTH SYDNEY REFORT, FINAL, 27 SEPT 2011

1?
THE COI\¡I\¡ERCIAL I\4ARKET IN NORTFI SYDNEY \,,\,,



(-ìot nlle t r;l;¡l l{eilts V.lì,!ìLrp¡-rly
l!'-)lR Ii I SYI)NEY

400

350

880

860

840

820

800

780

760

740

720

300
oô

õ 250
o
ÞcI 2oo
Eq
Ø

8. tso
cot

100

-o

I
oo
Ø

50

0
FNO*OOF@OOFNOSÐ@r@OO
OOÐOoOooOOOooóoOOOOF
oooooooooooooooocooo TNNNNNNNNNNCJ

-Real 

cffimerdâl Rent Sbck (0m's sqm)
SD![.c Pl:A .tLL Ur¡rs

With more than 650,000sq.m of office space (PCA, 2011) planned or mooted for the Sydney CBD over
coming years, and more than 300,000sq.m in the Crows NesUSt Leonards, Chatswood and North
Ryde/Global Economic Corridor areas, the commercial market in North Sydney faces significant
competitive challenges. lt is worth noting that the entire North Sydney market comprises just over this
amount at 860,473sq.m. At 300,000sq.m, Barangaroo South constitutes a market more than one third the
size of North Sydney. The nature of Barangaroo means that it will compete directly for what have
traditionally been North Sydney's tenants. lt is clear that there is an oversuppiy in the nrarket for non-
Sydney CBD Core commercial space. This will present significant challenges for the commercial nrarket
in North Sydney. lt also provides a strong argument in favour of removing planning controls aimed at
increasing or even preserving commercial floor space in the area. lt also however presents an oppaúunity
to position North Sydney as a vibrant, multi-dimensional mixed use CBD.

5,3 Ti"ìÈ Rt-SUi-T eif- Celi,ÌFF--í"lT:O|J Af'iD ûV=F,SUPPI-Y

As with any market theie is a limit to its size, and consequently there is a limit to the demand for office
space in Sydney generally. As other alternatives such as Chatswood, The Global Economic Corridor and
North Ryde have developed, they have successfully competed with North Sydney. With a continued
emphasis in many areas on increasing employment lands the broad competition for North Sydney
commercial property can be considered to incorporate almost ail commercial areas throughout Sydney.
Such areas as PyrmonUUltimo, Rhodes, Homebush and Non¡vest, whilst not directly included in the
analysis here, may also offer alternatives and competition to North Sydney. lt is worth noting that
improvements in communication technology to date and going forward have meant that businesses have
much more flexibility in regard to where they locate. This will conceivably increase the locational
opportunities for businesses and hence competition for North Sydney going forward.
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Real VS Nominal Conrmercial Rents
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The above chart demonstrates that commercial rents in North Sydney have actually declined in the past

20 years. That is, whilst nominal rents have increased from about $300/sq.m to $400/sq,m, after adjusting
for inflation they have declined by some $50 per square metre. Competition from North Ryde began in
about 2005 and it is evident from the above graph that the strong commercial market in the lead up to the
Global Financial Crisis (GFC) shielded North Sydney from the worst of this competition. However,
depreciating real long term rents are a clear sign of an over supplied market that is in decline. This is
evident in the recent lease deal undertaken in the subject building at $300/sq.m gross which is below the
initial rent from the previous tenant commencing as at August 2001 at $345/sq.m gross.

5.4 ûFF|Cf V¡\CÂtleY
North Sydney currently has a total commercial vacancy rate of 9.2%, down frorn 10.5% in January 2011,
according to the PCA figures released for July 2011.|t is noted that the North Sydney market is
considerably sensitive to business sentiment and uncertainty with a lot of smaller firms occupying the
precinct which are the types of tenants that can be high risk during uncertain times.

The figure over the page compares the historical vacancy rate for North Sydney.
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The following chart highlights the current vacancy rates for the other lnner North Office Precincts
including Chatswood, St Leonards/Crows Nest and Macquarie ParUNorth Ryde.

lnner Norlh Office Vacarrcy
I-Clì AS AI JUL-Y troi I

-Nolh 
sydney
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10 00%

5 uoc/ô
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5 0co¡6

9896
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The key findings from these other markets are:

ln all the above markets, vacancy rates have decreased from the previous 12 month period following
post GFC related increases.

The vacancy rate for Chatswood as at July 201 1 was 17.0o/o, a decrease of 1o/o from January 201 I
and an overall decline of 2.2% from 12 months prior, however this is still considerably high.

St Leonard's/Crows Nest decreased from 14.7o/o in January 201 1 to 12.5% in July 201 1.

Macquarie Park/North Ryde decreased only slightly to 9.8% in July 2011 from 10.3o/o in January 2011
and 1 1 .3o/o from 12 months prior.

Until recently, the North Sydney Office rnarket vacancy rate has been forecast to decline. This was largely
anticipated due to the level of supply coming on board and the inherent demand for product within the
market. Looking ahead, based on the current market sentiment and uncertainty within globa! markets, it is
likely that the vacancy rate will increase within the short to medium term as existing tenants consolidate
and postpone expansion plans and firms move from the market. Fufther, the level of stock proposed or

3G ,na 
"orrERcrAL 

rvARKEr rN NoRrH syDNEy
URBIS

I.JORTH SYDNFY REPORT, FINAI-, 27 SEPf 2D11



mooted to enter the market would suggest that vacancy levels will increase and effective rentals will
decline.

5.5 MARKET SHARE

The North Sydney market overall has the largest amount of commercial office stock within the north
precincts at 860,473sq.m according to the latest PCA Office Market figures released for July 2011. ln
terms of the type of stock in the North Sydney Office Market, the majority of stock is B grade space
accounting îor 50.1o/o (431,216sq.m) with A and C Grades of similar proportions at21.7% (186,296sq.m)
and 21.2% (182,827sq.m) respectively, of the total market supply.

The older style and dated office stock generally carries the higher level of vacancy as tenants are looking
for newer more efficient accommodation to occupy. As such vacancy is concentrated in D Grade (21.2o/o)

and to a lesser extent, C Grade (11.5o/o) and B Grade stock at 10.2o/o while A grade stock showed a 4.8o/o

vacancy as at July 2011.

The following chart highlights the total stock levels within each of the lnner Northern markets. Evident is

the large stock levels in the North Sydney office market in comparison to Chatswood and St
Leonard's/Crows Nest. lt is noted that the Macquarie Park market has only come on line since 2004.

Office Market Share (Total Stock)
i NhIFR NORTi-lEtìfi l/ÌARKET
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The Department of Planning has imposed a requirement on Council that it should make provision to
accommodate an additional 250,000 square metres of commercial floor space by 2025.ll is noted that
after accounting for the existing approvals and those being proposed, Council has achieved some 80% of
this target already. Given this, it is considered appropriate to locate any additional supply within the core,
rather than on the periphery.

5.6 e OMß¡lERe IAL U-qË OF TFiË SUBJËCT SITE

Having considered the market as a whole, it is worth considering the site itself more specifically and how
it performs against key success factors for office developments.

Access to a skilled workforce: The site is well located to take advantage of the highly educated
professional workforce located in the North Shore and Upper North Shore. lt would have a significant
advantage if it had superior vehicular access to that of the Sydney CBD. lt is acknowledged that it cannot
readily compete with sites in the GEC which have ample parking, yet by being significantly better than the

Sydney CBD, North Sydney could attract a higher proportion of businesses.

Proximity to public transport:the site is up hill and some distance from the rail station, limiting the
desirability of accessing the site by rail for commercial uses.
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Colocation with other office developrnenfs.'Although there is existing and planned office space in the
immediate vieinity, this is limited in absolute scale and hence does not offer ideal proximity to the bulk of
office space at the core. This fi'inge location limits agglomeration benefits.

Exposure: The office danelopment would be well exposed to the main road however without the obvious
ability to park near the site it has no advantage ovei core prope-rty.

Access to employee amenity: Facilities and services for workers e.g, retail, accommodation, gyms,
medical, civic and communlty services: The site is removed from the retail and activity core of the CBD
reoulting in reduced amenity.

Good road access.'The slte rates well on this metric, offering good road access from the highway.



6 Proposed Development
The subject sites under the proposed LEP and DCP requirements creates significant design and
functionality challenges. There is a difficulty accommodating appropriate parking and access for
commercial and residential tenants such that functionality and privacy are maintained. For example a
single level of commercial space allows lifts to be reserved primarily for residential occupants where
multiple levels of commercial either necessitates separate residential and commercial access or risks
creating in-compatible uses which detract from both the commercial and residential amenity of the
building.

6.1.1 LACK OF A.PPEAL AND VIABILITY OF COMMERCIAL SPACE

We have been provided with high level project costs based on the proposed development scheme which
have been summarised in the table following. The costs vary slightly on the basis of an Owner
Occupier/Strata based Scheme compared to an lnvestment Scheme with the main cost variance
attributed by leasing expenses.

Project Costs
PROPOSED DEVELOPMENT SCHËME

Coet ltem Owner Occupler¡Strata Scheme lnvestment Scheme

Land Costs

Construction Costs

Escalatron Alowance

Profes s ional lees @ 1 2o/o'.

Contingency allowance @'lOVo

General elpenses:
Leaseing e)çenses

fMarketing e)çenses:
Financing costs:

Derclopment charges:

Financing costs @ 9%
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$1 ,812,409

$2,849,700

971,243

$341,964

$326,291

$6,000

$241,905

$76,000

$111,000

$868,297

$'l ,812,409

$2,849,700

$71,243
$341,964

$326,291

$6,000

$71 1 ,7'l 6

$215,653

$76,000

$111,000

$885,730

Total Project Costs $6,704,809 $7,407,706

Further to this we have undertaken a high level review of potential project returns based on these two
schemes. Evident from the table following is the higher overall potential returns achievable f¡'om a strata
scheme with rates per square metre ranging from $5,000 to $6,000 per square metre, equating to a return
of $6,563,500. Conversely, adopting a rental of $350 per square metre for the commercial space and

$500 per square metre over the ground floor retail equates to a total rental return of approximately
$406,695. Capitalising this at an estimated 9% equates to a potential return of an estimated $4,518,833.
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Project Returns
PROPOSED DEVELOPMENT SCHEME

Component

Ow ner OccupierlStrata Scheme

Pacillc Highway - retail

L1 Pacific Highway- commercial

L1 Berry Street - commercial

L2 Pacific Highway- commercial

L2 Berry Street - commercial

Total

lnvestment Scheme

Pacific Highway - retail

L'l Pacific Highway- commercial

L'l Berry Street - commerc¡al

L2 Pacific Highway- commercial

L2 Berry Street - commercial

Total

Capitalised @ 9olo

80 m2@
170 m2@
120 m2@
221 m2@
66 m2@

370 m2@
212 m2@

80 m2@
150 m2 @
120 m2 @
199 m2 @
55 m2@

333 m2 @
191 m2 @

$6,000

$5,500

$5,500

$5,500

$5,500

$5,000

$5,000

$500

$350

$350

$350

$350

$350

$3s0

$480,000

$935,000

$660,000

$1,215,500

$3ô3,000

$1,850,000

$1,060,000

$6,563,500

$40,000

$52,500

$¡12,000

$69,650

$19,250

$116,550

$66,850

$406,800

$4,520,000
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Within the North Sydney office market, incentives are currently ranging lrom 20o/a - 30o/o, the upper end
dependant on the location, quality (grade) and efficiency of the premises. Although, the le'¡el of immediate
supply proposed to enter the market is low, the level of uncertainty within the market is likely to see
incentives remain at this level for the shott to med¡um term.

Although the above table highlights the benefit in terms of potential return based on a strata scheme
although at a sizeable loss, this does not necessarily reflect demand within the market for this type of
accommodation. At present there is an oversupply of office space within the market, with the current
vacancy as at July 2011 at 9.2%, further there is a significant level of approvals also in place (detailed
further in section 5.2 of this report).

Overall, this analysis suggests that in the current market and for the foreseeable future, as a
consequence of the lack of demand it is not viable to build commercial space in this location. Given the
construction costs for such space as detailed above and having due regard to other project costs such as
professional fees, contingency allowance, marketing expenses and finance costs it is not economically
possible to develop commercial space based on the current returns achievable. Through high level
analysis of the two schemes this results in negative profit outcomes with typical deveiopers returns for a
project of this nature generally in the order of 15o/o to 25o/o.

Banks and other financial institutions require this level of return to secure finance for a project of this type
with a certain level of pre-commitment also required. This suggests that developments of a mixed use
nature with very limited commercial accommodation are a more appropriate planning response within this
market. That is, the reduction of commercial space and the inclusion of residential type uses will provide a
better planning outcome. Accordingly, where commercial space only is developed it is likely that the
space will be under-utilised and often vacant, detracting from the amenity and aesthetics of the
development. Given this, commercial development is not considered to promote the most viable and
efficient development for the subject site. lf Council insist on the current controls, further development
within the area will concede and accordingly the status quo will be retained for years to come.
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The LEP requires some 3,900 square metres of commercial space for the subject site. Conversely, based
on the DLEP the minimum commercial threshold reduces to 2,608sq.m based on the requirement for 18

Berry Street being 0.5:1. This provides a substantial disincentive to the development of any functional or
improved building. lt is considered the commercial component identified in the scheme proposed by
Strand Estates is inappropriate. Viewed in isolation, this component is unviable as the high cost
component is not reflected in the level of return potentially achievable. However, it does activate the
Pacific Highway and Berry Street frontages and provides appropriate separation for the residential
component of the development.
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7 The Residential Market in North Sydney
This section examines the North Sydney residential apartment market in terms of key buyer profiles, their
requirements and level of demand, the existing apartment typology breakdown in the study area, and
upcoming apartment supply. This section also provides an analysis of the relative level of over and under
supply of dwellings in the area, and a discussion on the outlook for the suburb, taking into consideration
issues such as affordability.

7.1 BUYER PROFILES

Market research has been conducted in relation to the residential apartment market within the North
Sydney suburb, and in conjunction with the analysis surrounding the existing demographic profiles as per
Section 4, it has been determined that there are three key buyer profiles that account for the bulk of
demand, being firsUsecond home buyers, downsizers and investors. These buyers vary considerably in
their requirements and price points resulting in a two tiered market.

While current and historical demand over the last several years is reported to be particularly high for all
three categories, market research has indicated that demand is significantly higher in the first/second
home owner and investor markets than in the prestige property segment.

7.1.1 FIRST AND SECCND HCÍVIE BLJYERS

First home buyers' budgets are typically capped at approximately $500,000, with second home buyers
generally demanding stock priced between $600,000 and $1 million. Market enquiries have determined
that demand for this segment of the market is generally focused on one, one plus study and two bedroom
apaÉments due mostly to issues of affordability: most buyers are limited by their borrowing capacity, with
many borrowing up to their maximum and incurring mortgage repayments that represent up to 30% of
their gross income (viewed by AHURI as the general threshold of housing stress).

7.1.2 Df)t¡vNSiZERS

Downsizers are typically retired or semi-retired empty nesters who are relocating from larger family
houses located in the suburban North Shore suburbs. Many wish tc downsize their land but not their living
space, with most generally desiring two car spots (preferably contained), at least three bedrooms and a
high provision of storage. Typical príce points for downsizers range from between $1.2 million to $1.6
million. Growth in this segment of the market has been particularly strong, with many recent and
upcoming developments particularly focused to this buyer profile, through the provision of large fioor sizes
(some up to around 150 square metres), high quality finishes, harbour views and significant storage.

7 1.3 INVESTORS

The investor market has a significant presence in the North Sydney residential market, attracted to the
suburb mostly due to its proximity to the CBD, the good provision of public transport and resulting strong
demand from renters. lnvestors generally target rental returns of between 3 and 5%. Current average
rents in the area, as outlined in the table below, in comparison to cunent dwelling prices discussed in the
following section, generally restrict ideal investment product to studios, one and two bedroom stock.

7.2 MARKET PERFORMANCË

7.2.1 CAPITAL GRÛWTH

Between March 2000 and March 2011, median strata unit values in North Sydney (suburb) increased
from $255,000 to $655,000, representing an average compounded annual growth rate (CAGR) of 6.5%
Over the same period, median unit values across Sydney Greater Metropolitan Area increased from
$177,000 to $437,000 representing a slightly lower CAGR of 6.40/o.
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Figure 15 - Median House Prices - North Sydney and Sydney GMA (2000-2011)

Median Apartment Prices (March 2011)
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North Sydney shows consistently higher rents than Sydney overall due to its proximity to the city and the
residential amenity offered by the harbour and other local facilities.

7 2.?_ RENTAL GRO!\TTH

As illustrated below, rental growth in North Sydney (suburb) over the last 20 years has been particularly
strong in for 1 bedroom apartment stock, at 42% per year compounded on average. Four bedroom stock
has also shown growth however this is a very small, thin and highly volatile market. Growth has been
considerably more stable for 1 bedroom apartments, reflecting more consistent demand in that segment
throughout the period. This demand has been particularly driven by strong growth in dwelling prices in the
area and tight supply, which has forced many potential first time buyers to remain in the rental market.

Strong demand from renters and a low level of supply of affordable product has resulted in very low rental
vacancy rates, reported by local agents to be as low as 1% of stock

Table 8 - Current rental rates - Noñh Sydney suburb (March 2011)

North Sydney Suburb Rents (March 2011)

($ 000s)
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Figure 16 - Historic apartment rents index - North Sydney

North Sydney Suburb Rents (to March 2011)
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Source: Hous¡ng NSW; Utb¡s

High capital and rental growth rates ¡n North Sydney have resulted in a deterioration of housing
affordability for both buyers and renters.

7.2.3 EXiSïiNG AFARTtvf El.ll" SUFTPLY

As at 2006, the North Sydney suburb comprised 1 1% studios, 350ó one bedroom, 39% two bedroom,
13% three bedroom and 1% four+ bedroom dwellings (Source ABS). This represents a total of 85% of all
units being 2 bedrooms or less. By comparison Crows Nest has 93% of all units which are 2 bedrooms or
less.

Takíng into consideration that the key buyers driving demand in North Sydney, being firsUsecond home
buyers and investors, are generally limited to existing stock with fewer than 2 bedrooms, the suburb is
currently experiencing a high level of undersupply of one and two bedroom apartments. This view
is consistent with comments from local real estate agents who note that enquiries for this segment of the
market greatly outstrip supply and that product on the market tends to sell very quickly, more so prestige
property.

7 2 4 FLJTURË APARTfuJEI.{T SUPFLY

There are three key upcoming residential developments in North Sydney (suburb):

' 150 Walker Street, North Sydney - the development is specifically targeted to the prestige end of the
market, providing 3 bedroom apartments of approximately 160 square metres, and priced between
$1.25 million and $3 million.

North Star, 197 Walker Street, North Sydney - this development is targeted to the higher end of the
market, providing 2 bedroom apartments priced from $775,000 and 3 bedroom apartments priced
from $1.12 million. Most apartments have views of the city/harbour and have large terraces and either
one or two car spaces.

!

I 225 Miller Street, North Sydney - this Meriton development is expected to be completed at the end of
20ll,andwillprovideatotalofT9apartments. AspertheSection96plans(approvedJuly20l0),
the development wil! contain 12 one bedroom apartments, 46 two bedroom apartments (one with
study) and 21 three bedrooms apartments (5 with studies). lt is understood that this is only being
offered to the market for lease at this stage.

ln addition, there are also seven other new apartment developments through the broader North Sydney
LGA, being:

Ensemblg 72-T6Chandos Street, St Leonards - 17 one bedroonr apartment priceclfrom
$460,000; three bedroom apartments ranging in price from $975,000 to $1.6 million.
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. Pavilions on the Park (stage 2), Duntroom Avenue, St Leonards - one bedroom apartments
priced from $485,000 to $495,000; two bedroom apartments prices from $890,000 to $955,000 and

three bedroom apartments prices from $1.3 million to $1.4 million.

. 136 lo 142Walker Street, North Sydney: Winten has started marketing this new development which

incorporates 1,2and 3 bedroom luxuryapartments, rooftopfacilities, gym, lap pooland high quality

finishes. Currently being sold off the plan with prices starting from under $600,000

. 12-16 Berry Street, North Sydney comprises a nine storey mixed use building incorporating retail,

commercial and residentialfloor space. There are 53 residential units and basement pafting.
. 211-223 Pacific Highway, North Sydney comprises the development of an 18 storey mixed use

building consisting 4 levels of basement car parking, ground floor retail (two restaurant tenancies),
commercial (office space) development on levels I to 3, and residential development from level 4 to
17. The proposal is for 60 one bedroom, 64 two bedroom and 20 three bedroom units.

. 239-247 Pacific Highway, North Sydney comprises a proposed mixed use building which is to
include 791m2 of commercial or retail space at ground floor level and a residential tower which
incorporates a total of 86 residential units. The unit mix comprises 20 studio apartments; 27 x 1

bedroom units; 31 x 2 bedroom units and I x 3 bedroom units.

. Panorama,2Où220 Pacific Highway, Grows Nest, comprises the developmenlof a17 storey
mixed use building containing 203 apartments, 7 serviced apartments, ground floor retailand 150 car
parking spaces.

With typical first home owners limited to dwelling prices of around $500,000 and investors generally
demanding properties that are either studios, one bedroom or two bedrooms, new developments in North

Sydney (suburb) are unlikely to address strong demand from these segments of the market. As a result, it
is-likely that the existing undersupply of lower priced stock will continue into the short term, given
that tlie current supply pipeline for North Sydney is predominantly limited to prestige stock.

7.3 MARKËT 5!ZË ASSESSM=NT

This section provides an assessment of the level of affordability and hence the depth of the market in the
North Sydney (suburb) residential market to local North Sydney LGA residents, and to people across the
Greater Sydney Metropolitan area.

7.3.1 LOCAL RËSIDÊNTS

The estimated maximum dwelling value that the first home buyer segment currently living in North Sydney

LGA could afford is $480,000. This is derived by adopting the average household income for North
Sydney and assuming a 30 year mortgage,T% interest rate and a21o/o deposit. Beyond $480,000,
buyers would fall into housing stress - the situation where mortgage repayments exceed 30% o! gross

hoûsehold income. Therefore, the current North Sydney (suburb) median strata dwelling pdce of
$655,000 is unaffordable to the average first home buyer. As a consequence, such people are likely

to be restricted to the rental market.

It is important to note that the asking prices of one bedroom apartments in upcoming developments in the
North Sydney LGA are also mostly beyond the budget of the average first home buyer currently living in

North Sydney LGA. The prices of apartments in the two new developments in North Sydney (suburb),

being 150 Wâtter Street and 197 Walker Street, are significantly higher than the $480,000 price threshold
for the North Sydney LGA first home buyers. Only approximately 40% of first home buyer households

could afford the asking price of a one bedroom unit in Ensemble, roughly 30% could afford the asking
price for a one bedroom apartment at Pavilions on the Park and less than 15% could afford the two
bedroom asking price in the Pavilions.

Therefore, it is evident that new apartment stock being developed in the North Sydney LGA is not
providing for the first home buyer market. This poses challenges to attracting a diverse and vibrant
population mix within the suburb.

The housing affordability matrix below illustrates affordability thresholds at varying house prices and

varying interest rates for the North Sydney LGA first home buyer market. As shown, the affordability issue
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can be quickly and significantly worsened by a change in interest rates. The numbers in red in the table
overpage indicate that at the given house price and interest rate, buyers fall into housing stress.

Table 9 - Affordability matrix - North Sydney LGA first home buyers

House Price

$300,000 $350,000 $400,000 $450,000 $500,000 $550,000 $600,000

Average Household lncome = $102,702

6.00%

6.25%

6.50%

6.75o/o

7.00%

7.25o/o

7.50o/o

7.75%

8.00%

8.25o/o

8.50o/o

I75o/o

9.00%

9.25o/o

9.50%

9.75o/o

10.00%

$1,439

$'l,478

$1 ,517

$1,557

$1,597

$1,637

$'1,678

$1,719

$1,761

$1,803

$1,84s

$1,888

$1,931

$1,974

$2,018

$2,062

$2,106

$1,679

$1 ,724

$1,770

$1,816

$1,863

$1,910

$1,958

$2,006

$2,055

$2,1 04

$2,153

$2,203

$2,253

$2,303

$2,354

$2,40ô

$2,457

$1,919

$l,970

$2,023

$2,076

s2,129

$2,1 83

$2,237

$2,293

$2,348

$2,404

$2,461

$2,517

$2,575

$2,633

$2,691

62,749

$2,808

$2,158

s2,217

s2,275

$2,335

$2,395

$2,456

$2,517

$2,579

$2,642

$2,705

$2,768

$2,er2

$2,897

$2,962

$3,027

$3,093

$3,159

$2,398

$2,463

s2,s28

$2,594

$2,661

i2,729

62,797

$2,866

$2,935

$3,005

$3,076

$3,147

$,2r8
$3,291

$3,363

$3,¿l¡17

$3,510

$2,638

$2,709

s2,781

$2,854

92,927

$3,002

$3,077

$3,152

$3,229

$3,306

$3,38íl

$3,461

$3,540

$3,620

$3,700

$3,780

$3,861

$2,878

$2,955

$3,034

$3,1 f 3

$3,193

93,274

$3,356

$3,¡til9

$3,522

s3,606

$3,691

$3,776

$3,862

$3,949

$4,036

s4,124

$4,212

Note: BaH Red numbers show lhat this house price and ¡ntercst rate level pushes rcskients ovet the 30V" of household income
threshod. Average household incomes are taken trcm the 2006 census and ad¡usted to account for income gro'rtlth to 2010.

Source :Urbis

The estimated maximum dwelling value that established buyers (i.e. second home buyers and down-
sizers / empty nesters) currently living in the Sydney LGA can afford is around $855,000. This is derived
by adopting the same assumptions used for the first home buyers, with the except¡on being at 50%
instead of 20% deposit to account for the average amount of equity that this market has in their current
home.

With this price threshold, established buyers could afford the one bedroom apartments that are being
provided in new developments in the North Sydney LGA, which range in price from around $460,000 to
$495,000. Horl€ver, there is little provision of new two bedroom apartments that are affordable to
the average established buyer currently res¡ding in the North Sydney LGA. lncreasing the provision
of two bedroom apartments in North Sydney (suburb) would assist in addressing this issue.

Once again, the matrix below demonstrates that buyers' price thresholds are signifìcantly affected by
interest rate changes.
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Table 10 - Affordability matrix - North Sydney LGA established market

$7OO,OOO $750,000 $S00,000 $850,000 $900,000 $950,000 $1,000,000

Average Household lncome = $102,702

6.00% $1,839 $2,023 $2,158 $2,293 52,428 $2,s63 $e698

6.25% $1,940 $2,078 $2,217 $2,ss5 $2,494 $2,632 î2'7z1

6.50% $1,991 $2,133 $2,275 82,418 $2,560 52,702 $2'e44

6.750/o $2,043 $2,189 $2,33s û2,481 $2,6n $2,n9 $¿919

7.OOo/o $2,096 92,245 $2,395 $2,54s $2,694 $2,Ae¿ $2,994

7.25% $2,149 $2,302 $2,4s6 $2,609 $2,76:l $2,916 $3'070

7.50o/o $2,203 $2,360 $2,517 $2,674 $2,æ2 $a989 $'146

7.75% $2,257 $2,418 $2,57s $2,740 $2,e01 $3'063 95,22t

8.00% $2,311 $2,476 î2,ú2 $2,S07 i2,572 93,137 $ß'302

8.25o/o $2,366 $2,536 $2,705 i2,874 $3'043 i3'212 S'3'æt

8.50% $2,422 $2,595 $2,76S $2,941 93,114 $3'287 $3'450

8.75o/o 52,478 $2,65s $2,æ2 $3'ü¡0 $3'186 $3'3ô3 tÍl,s4o

9.00% $2,535 î2,716 $2,S97 $3,078 93,25e $3'4¡l{¡ $3'621

9.25% $2,s9r 12,n7 $2,962 $3,147 $3,332 $3,s17 $3'702

9.50% $2,649 $2,S¡¡S sß,027 $3,216 $3,4O5 tß's95 $3'784

9.75% $2,706 $2,900 $3,0s3 $3,2S6 $3,480 $3,673 $3,866

1O.OO% î2,764 $2,962 $3,159 $S,æz tß,554 $3'7s2 $S'94s

Note: Botd Red numberc show that thß house price and ¡nterest rate level pushes resllents over the 30% of househald ¡ncome thresho¡d.

Average househod incomes are laken from the 20O6 census and adjusted to account for income growth to 2014.

Source :Urbis

The assessment in the preceding section demonstrated that new apanment stock entering the North
Sydney (suburb) market is largely unaffordable to local North Sydney LGA residents.

-1.3.2 SYDNËY Gh4A RESIDEÍ.JTS

This section repeats the assessment presented in the preceding section, however references buyers
across the entire Sydney Metropolitan area.

The approximate price threshold for the average Sydney first home buyer is $415,000, making the
existing and new apartment stock in North Sydney (suburb) unaffordable to the average first home buyer
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Table 11 - Affordability matrix - Sydney GMA first home buyers

House Price

$300,000 $350,000 $400,000 $450,000 $500,000 $550,000 $600,000

Average Household lncome = $88,480

6.00%

6.25o/o

6.50%

6.75o/o

7.00%

7.25o/o

7.50o/o

7.75o/o

8.00%

8.25o/o

8.50o/o

8.75o/o

9.00%

9.25o/o

9.50%

9.75o/o

10.00%

$1,439

$1,478

$l,517

$1,557

$1,597

$1,637

$1,678

$1,719

$1,761

$1,803

$1,845

$1,888

$1,93r

$1,974

$2,018

$2,062

$2,1 06

$r,679

$1,724

$1,770

$1,816

$1,863

$1,910

$1,958

$2,006

$2,055

$2, I 04

$2,1 53

$2,203

$2,253

$2,303

$2,354

$2,406

$2,457

$1 ,919

$r,970

$2,023

$2,076

$2,129

$2,183

î2,237

$2,293

$2,3¡18

$2,404

$2,46r

$2,s17

$2,575

$2,6q¡

$2,691

s2,749

$2,808

$2,1 58

ç2,217

s2,275

$2,3í¡5

$2,395

$2,456

$2,517

$2,579

$2,æ2

$2,70s

$2,768

$2,8ít2

$2,897

$2,962

$3,027

$,S,OSS

$3,159

$2,398

$2,463

ç2,528

$2,s94

$2,66r

$2,729

ç2,797

$2,866

$2,93s

$3,00s

$s,oze

$3,147

$,2r8
$3,291

$ß,363

$3,,tíl7

$3,510

$2,638

$2,709

s2,781

$2,8s4

$2,927

sß,002

$3,02

$3,152

$3,229

$3,306

$,3,383

$í¡,461

$3,540

fß,620

$s,zoo

$3,780

$3,861

92,878

$2,955

$3,034

$,1r3
$3,193

s3,274

$3,3s6

$ß,439

$3,522

$3,606

$3,691

$3,776

$3,862

$3,949

$4,036

ùrJ.zq

94,212

Note: BoM Red numbers show that this house price and ¡nterest rc\e level pushes resilents over the 30% of househa¡d lncome
threshod. Average household incomes are taken Írom the 2006 census and adjusted to account for ¡ncome growth to 2010.

Source:Urbis

ln comparison, the established buyer market across Sydney has an approx¡mate price threshold of
$670,000, taking into account the average amount of equity that this market has in their home.
Encouraging more development of one bedroom apartment stock within this price range to
address the needs of the w¡der market would be an effective strategy for improving the level of
affordability in North Sydney to encourage populat¡on growth and a diverse populat¡on mix.

URBIS48 rn, *=r,oENTrAL 
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Table 12 - Affordability matrix - Sydney GMA established buyers

$500,000 $s50,000 $600,000 $6s0,000 $700,000 $750,000 $800,000

Average Household lncome = $88,480

6.00o/o

6.25o/o

6.s0%

675%
7.OOo/o

7.25o/o

7.50o/o

7.75o/o

8.00%

8.25o/o

8.50o/o

8.75o/o

9.00%

9.25o/o

9.s0%

9.75o/o

10.00%

$1,499

$1,s39

$1,580

$1,621

$l,663

$1,705

$1,748

$1,731

$1,834

$1,878

$1,922

$1,967

$2,O12

$2,057

$2,102

$2,1 48

$2,1 s4

$l,649

$l,693

$1,738

$1,784

$1,830

$1,87ô

$1,923

$1,970

$2,018

$2,066

$2,115

$2,163

92,213

$2,2ô2

$2,312

$2,363

$2,413

$1,799

$1,U7

$1,896

$1,946

$1,996

$2,U7

$2,098

s2,149

92,201

52,2s
$2,307

$2,360

52,414

$2,¡t68

$2,523

62,5n

$2,6i¡í¡

$1,949

$2,001

$2,054

$2,108

s2,162

$2,217

92,272

$2,328

$2,385

$2,42

$2,499

$2,ss7

$2,61s

$2,674

$2,7st

92,792

$2,8s2

$2,098

$2,1 55

i2,212

$2,27o

$2,329

$2,388

$2,47
$2,5()7

$2,s68

$2,629

$2,691

$2,75:r

$2,8r6

$2,879

$2,9ß

$3,007

$3,o72

$2,2ß

$2,3{X¡

s2,370

$2,432

$2,495

$2,5s8

$2,622

$2,687

s2,752

$2,817

$2,8e¡

$2,9s0

$3,017

$3,085

93,f53

$,2:n
$,ær

$2,398

$2,463

$2,s28

$2,594

$2,661

$2,729

52,797

$2,866

$2,93s

$3,005

$3,076

$3,147

$3,218

$3,æ1

$3,36i¡

$3,437

$3,sl0

Note: Bold Hed numbers show that this hcuse pilce and interest rate level pushes residents over the 30% of househad income threshold.

Aveâge househod ¡ncomes are taken frcm the 2(Ð6 census and adjusteC to account far ¡ncome growth to 2010.

Source:Urbis

7.4 Sl,Jnvlf#ARY

This assessment reveals that North Sydney faces significant issues regarding low levels of housing
affordability as the current and upcoming un¡t stock is largely unaffordable to the local as well as broader
Sydney market.

With a low amount of affordable stock expected to enter the market in the short term, expectations are for
strong capital growth, and further worsened affordability for first/second home buyers. This is likely to
have a flow on effect on the rental market, as many would-be purchasers will delay their plans to buy.

Promoting more development of one bedroom stock priced from around $500,000, and two bedroom
stock priced from around $650,000 to $850,000 would help to improve the affordability for buyers and
renters, and encourage a d¡verse population mix.
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B Commercial VS Residentral Uses

This section will consider the differences and the relationship between residential and commercial
property.

8.1 COST BENEFIT ANALYSIS OF COMMERCIAL RESIDENTIAL USES

It is important in land use planning to consider what may, in the circumstances, be in the best interests of
the community as a whole. That is, to consider the net community benefit of a planning or policy decision.
ln assessing the net community benefit of a planning or policy de_cision by Government it is usual to apply
cost benefit analysis (CBA). The Economic Appraisal Guidelines" issued by NSW Treasury for analysis of
NSW Government Agency decisions applies CBA as part of the process. This process is also to be
applied in accordance with the Department of Local Government Capital Expenditure Guidelines, where
Councils are making capital decisions.

ln assessing the cost of a public sector decision, it is usual to consider the cost as the market value of the
opportunity lost in pursuing that decision. ln this instance, the opportunity cost may be the cost to the
community of zoning land for commercial use as opposed to residential use. That is, the opportunity cost
of an item is the opportunity which is given up when pursuing one course of action over another. lt is its
worth in its best alternative use.o

ln this context, the opportunity cost of producing one square metre of commercial office space can be
measured against the lost opportunity to produce one square metre of residential space. ln economic
terms, in measuring the net community outcome, we consider the cost to be equivalent to the benefit
forgone, expressed in monetary terms.

To measure the opportunity cost of producing commercial space as opposed to residential space, it is
appropriate to compare the gross margin of producing one against the other. ln doing this we are
acknowledging that the large number of people who make up the market, and indicate their preferences
by the prices they are willing to pay, are good judges of the benefit to themselves and by extension the
community. Therefore, in the absence of a direct measure of the cost to the community of zoning land for
commercial use, as opposed to residential use, we are using the markets' assessment of value.

The gross margin, for the purpose of this analysis, is the difference between the ma¡J<et value of one
square metre of ready to use space and the cost of producing that space. Non construction development
costs, such as interest, S94 contributions and profit are transfers to other members of the community
(transfer costs) and are therefore not net economic costs to the community. They are also likely to be
reasonably consistent across the type of development.

The table below estimates the gross margin or difference between the construction costs and market
value for residential and commercial space in North Sydney.

Gross Margin. Commercial v's Residential Space
commercial Residential

S s,ooo S 7,soo

5 s,ozs S 2,s1s

Gross Margin S 1,92s S 4,98s

(Source: Rawllnsons 2011, RPDate)

The resulting gross margin demonstrates the significantly higher gross residual value that results from
developing residential as opposed to commercial property in North Sydney. That is $4,985 less $1,925
gives a gross margin of $3,060 per square metre. This demonstrates that the market considers
commercial uses to be a significant underutilisation of the land in the North Sydney CBD.

5f_- "Economic appraisal is mandatory as it assists selection of those projects or programs which maximise benefits to the community"
NSW Government Guidelines for Economic Appraisal, tpp 07-5.
6 

Jackson, J., McConnell, C., Economics, McGraw-Hill Book Company, 1989

Approx: Market Value of 1 square metre of completed Space

Approx: Construct¡on Cost

URBIS
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lf one was to undertqke an Economic Appraisal or Cost Benefit Analysis, (as defined within NSW
Treasury GuidelinesT), of increasing residential development over commercial development in North
Sydney, the net difference ($3,060) between the gross margins, would broadly demonstrate the benefit of
residential development to the community. Council would be required to prepare such an analysis for the
Department of Local Government, NSW Treasury and Cabinet if it proposed to build commercial office
space itself, to comply with DLG Guidelines. The analysis above demonstrates that it is highly unlikely
that Council itself could mount a reasonable Business Case for the development of commercial office
space, as it is clearly not in the best interests of the community as a whole.

ln quantifuing the detriment to the community of the oversupply of office space in North Sydney it is
helpful to consider the following analysis. Although the relationship between residential and commercial
development gross margins would change as the supply of commercial property decreased and prices
increased, it can be argued that land and stratum used for commercial purposes is only 4Oo/" as efficient
as land used for residential purposes. (That is, $1,925/$4,985 = 38.6%). ln simple terms, this means that
if all 861,000 sqm of commercial space in North Sydney was used for residential purposes, the
community as a whole (including North Sydney residents) could be up to ($3,060 x 861,000) $2.635
billion better off. lf these resources could be released they could be used to provide better facilities and
services to the people of North Sydney and NSW.

Naturally, as the quantity of commercial space reduced, its value would increase and hence this
relationship would not hold for all commercial space. however on the evidence it would do so for a large
portion of it. There may also exist an argument that the CBD contributes wider economic benefits (WEBs)

to the community, over and above those valued by the market. Such benefits however must be subject to
a substitution test, wherein the alternative to the status quo is considered. Given the existing and ample
future supply of alternative office accommodation, there is ready substitution for the majority of space.
That is, space use in North Sydney which does not directly serve the needs of residents of North Sydney
cannot be seen to produce a benefit by way of service and other efficiencies to the community. lt does not
save the community lravel time in procuring services nor provide other benefits not captured in market
values. By any reasonable measure, a large portion of the existing commercial space usage in
North Sydney is not in the best interests of the community as a whole.

The disparity between the performance of the commercial and residentiai markets in North Sydney is

drawn out in the graph following.

7 New South Wales Treasury, NSW Government Guidelines for Economic Appraisal tpp-07-5, July 2Q07
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Commercial Rents VS Residential Rents
NORTH SYDNEY
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The above graph demonstrates the relative change in commercial and residential rents in North Sydney.
As is evident from the graph, real rents in North Sydney have gone down by more than ten per cent in the
last 20 years. This is in spite of one of the longest periods of economic prosperity in the nation's history
and North Sydney's highly desirable location. lf this pattern continues, the consequence for North Sydney
may be particularly undesirable North Sydney risks losing its mantle as a genuine aiternative to the
Sydney CBD. Companies looking for ihe accessibility, amenity and image that once was available in
North Sydney may opt for more attractive modern areas available in the Global Economic Corridor. ln
order to compete successfully, North Sydney will need to focus on its strengths and differentiate itself
from the commercial centres and corporate parks to its north and north west.

These competitive advantages include:
. Proximity to Sydney CBD;

. The amenity of a vibrant and active CBD;

. The accessibility of being on major rail and road transport links;

The aesthetics of the harbour side location;

The prestige of being within the greater Sydney CBD;

To capitalise on these advantages North Sydney needs to
. Consolidate the commercial core;

Encourage or permit hotels, serviced apartments, prestige residential, retail and entertainnrent uses
within the commercial core;

Encourage and permit residential development immediately adjacent to the commercial core;

Permit scale and density to be maximised within the context of high performance urban design
outcomes.

URBiS
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It is noted that other market participants have taken the view that demand for commercial space is poor.
This is demonstrated by Planning Proposals which have been approved in respect to developments at
12-16 Berry Street and 156-158 and239-247 Pacific Highway, 136-142 Walker Street and 225 Miller
Street arguing in favour of reducing commercial FSR in favour of residential use.

It is clear that commercial uses are less efficient than residential uses and that there is an oversupply of
commercial space in North Sydney. By acknowledging this and focussing on the advantages of North
Sydney, it can be a vibrant, activated, high amenity city in which to live and work.

8.2 DEVELOPMËNT TYPOLOGY FOR THE SUBJECT PROPERTY

ln the context of the subject property at 18 Berry and 144-150 Pacific Highway, this study supports the
need to permit a higher proportion of residential development use, rather than commercial uses. The
residential uses are considered to have a higher demand and are more marketable at present than
commercial uses and will assist in providing activity to the North Sydney CBD. Furthermore the level of
planned and mooted projects reflects a large amount of potential supply for the market within the medium
term.

Further, based on a review of the demographic and housing market profile of the suburb of North Sydney,
the broader North Sydney LGA and lnner North Subregion, in our opinion a higher provision of studio and
one bedroom units is consistent with Council's objectives and would provide the following economic and
community benefits:
. The design, bulk and scale of the proposed development will promote the character of the

neighbourhood and encourage a diverse range of accommodation that promotes affordable housing
options in the suburb of North Sydney. These elements of the proposed development comply with the
aims of the North Sydney LEP 2001, the North Sydney DCP 2002 and the NSW SEPP 65and
consistent with DLEP 2009 and DDCP 2010.

The proposed development will provide services and facilities for a mix of people, confoming to the
North Sydney Council Residential Development Strategy 2008.

The proposed development will conform to Strategy 6 of the North Sydney Affordable Housing
Strategy 2008, being to maintain and increase the amount of affordable rental stock within the North
Sydney LGA.

A higher proportion of studio and one bedroom apartments wilt suit the demographic profile of the
North Sydney LGA, that is, a higher proportion of persons aged 25-34 (27.60/o) years of age
compared to 15.3% for the Sydney SD, and a lower proportion of family households across the LGA
(46.0%) when compared to the Sydney average (68.1%).

Residential agents report that there is a substantially higher demand for one bedroom units, than
three bedroom units, and that demand is coming predominately from the first home owner and
investor segments, this is largely due to issues of affordability with most buyers constrained by their
borrowing capacity.

Local (North Sydney LGA) first home buyers have an approxirnate price threshold of around

$480,000. ln contrast, the average median unit price in North Sydney (suburb) is $655,000, while
pricing for recent and upcoming developments in North Sydney starts from $775,000. Therefore, new
housing product is not meeting the needs of the first home buyer segment. This could be addressed
by increasing the provision of studio and one bedroom apartments in the $500,000 price range.

The relatively lower level of affordability of dwellings in North Sydney (suburb) is reflected by the
significantly higher proportion of renters (53.6% compared to 29.7o/o for the Sydney SD) and lower
proportion of residents that own their property outright (16.4a/o compared to 30.1% for the Sydney
SD).

The low level of affordability for first home buyers will have flow-on impacts on the rental market as
many would-be purchasers will delay their plans to buy, and stay in rental accommodation instead.
This will continue to put upward pressure on rents, particularly for one bedroom units, which have
already demonstrated stronger growth than the Sydney Average.

URB¡S
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ln the past hrenty years one bedroom apartment rents have grown at a faster rate than two and three
bedroom ap.artment rents, reflecting the strong level of demand for this product. This has resulted in
deterioration ín rental affordability. lncreasing the provision of one bedroom apartments would assist in
addressing this issue.



I Conclusions and Recommendation

Our analysis of the residential market demonstrates that there is an undersupply of residential

apartments, particu larly smaller apartments.

Given that the current residential apartment supply line is dominated by prestige stock, this undersupply

of smaller, more affordable apartments will continue for the foreseeable future.

Our analysis of the commercial office market demonstrates that there is a substantial over supply and that

this oversupply will continue over coming decades'

Competition from Sydney CBD and lnner North commercial centres creates a risk that the North Sydney

CBD will be increasingly underutilised and further marginalised over coming years.

Planning Proposals lodged in respect of other peripheral sites (12-16 Berry Street, 156-158 and239-247
pacific Èignway, 225 Miller Street and 136-142Walker Street) all reported a lack of demand for

commerciãl spáce. ln all instances, the thrust of the Planning Proposals was the lack of demand for

commercial sþace in the Mixed Use zones. The argument has been endorsed by Council' The first two

named projects are immediately adjacent to the subject site.

The proposed development specifically provisions 1 35 units f rom levels 3 to 22 and 1,1 I Om'? of

commeicial office space (exci mezzanine) over ground floor and levels one and two. We find that

residential land use is substantially more productive and results in a substantially higher net community

benefit, to that of a commercial usê. Furthermore from an economic standpoint, residential uses provide a

more positive return on development to that of purely commercial uses. Accordingly, there is considered

to be äconomic justification for the relaxation of the prescriptive mix as set out in both the DCP and

DDCp. On thisbasis, it is recommended that to secure the optimal sustainable future for the North

Sydney CBD, the proposed mix comprising a larger residential emphasis in addition to commercial

flóorspäce be encôuràged for the subject site through the relaxation of current planning controls.

URBIS
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Appendix A Success Factors for Vibrant Activated
CBD's and the Economic or
Opportunity Cost of Land
U nderutilisation
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SUCCESS FACTORS FOR VIBRANT ACTIVATED CBD'S
Activity centre or CBD location: The precinct must be within a substantial activity centre/CBD and attract
the necessary anchors.

Natural movement of people: The site must be able to capitalise and maximise strong existing traffic
flows; or must have a major anchor or pedestrian generator e.g. . railway station, retail anchors, cinemas.

Access to multiple markets: The centre should have access to multiple markets to drive the precinct at all
times. For example, a worker population for daytime business; tourists and/or visitors for night time
business. A genuine tourist/visitor destination is a key driver. lt is noted that there tends to be concern
about entertainment and other such uses in a mixed use precinct conflicting with residential, primarily as
a consequence of noise. By having residential on the fringe and entertainment more to the core, this
potential conflict can be minimised. However it is important to balance the potential negatives with the
need to activate the core outside of business hours.

Strong demographics: A good local catchment, preferably mid to high íncomes.

Appropriate scale of retal; The site should incorporate a retail anchor

Exposure - ldentity - Profile: The site must have an identity or profile (some unique characteristics).
Exposure to a main road or thoroughfare is important.

Design: Key design fundamentals are critical to the success of a mixed-use site. lt should be a 'peopie
place', with ground or predominantly single level retail and the design should provide a point of difference.
It should be easy to move around and pedestrian and vehicular access and permeability are critical
(including car parking).

ECONOMIC OR ÛPPCIRTUT.I¡TY CEST OF LAND I.JNDERUTILISATION

Another way to view the situation where the land in North Sydney is underutilised is to consider the
opportunity cost of this inefficient land use. Assuming that commercial values would increase by 30% or
40% rt supply halved, and hence commercial land would on these metrics be as valuable as residential
land, we could say that at least half the commercial space in North Sydney is currently underutilised. lf
this was the case, it can be argued that the community is (861,000sqm/2 x $3000) or some $1.3 billion
worse off as a consequence of the current land uses. lt should be noted that this is not community benefit
which is displaced, but rather destroyed, as a consequence of the inefficient land use regime. To place
this in context, this is equivalent to the inefficient land use preventing the community/Council from
providing more than 3000 free home units to those in the community who most need them.

URBIS
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Executive Summary
This peer review and market analysis report has been prepared by JBA on behalf
of Strand Estates Pty Ltd (Strand Estatesl to support a Planning Proposal and
Development Application lot 144-154 Pacific Highway and 18 Berry Street. North
Sydney, Strand Estates is proposing a mixed use development comprising
commercíal office floor space on the lower levels and residential units on the upper
levels.

Methodology
This report considers the planning context, commercial market, demographic
context and development precedents in the local area. This report relies on a mix
of primary analysis and work previously undertaken for Strand Estates and North
Sydney Council.

Planning Context
The existing North Sydney LEP requires a minimum of 3.0:1 and a maximum of
4.0:t FSR to be provided as non-residential floor space ãcross the Site. The draft
North Sydney LEF 2012 proposes to reta¡n the non-resident¡al FSR Ío¡ 144-154
Pacific Highway and recjuce the non-residentìal FSR to a minimum of 0.5:1 for 18
Berrv Street.

The apartment mix controls are shown in the table below.

Studio 10-20Yo

1 bedroom 25'35Yo

2 bedroom 35-450h

3 bedroom 15?i min 10-2 %

Commercial Market
The Ncrth Sydney CBD cr-rrrently accommodates approximately 860,000m2 of
commercial office floor space. The existing stock includes a high proportion of
low quality stocl< (i.e. Grade C and D] but current vacancy íates are relatively lou'r

by comparìson to surrounding markets.

Future demand for comnrercial office floor space is driven by the likely future
number of employees to be accommodated in North Sydney CBD. By 2036,
North Sydney CBD is projected to accommodate an additional 14,800 additiona!
office jobs. Some of these iobs will be accommodated in more efficient use of
existing floor space. However, appro-ximately 160,oOOm' to 190,00Om' in
adclitional cornmerciai fioor space is likely to be required in the CBD to
accommodate the growing working population.

The likely future commercial office supply includes:

. 1 16,O00m2 in additional commercial floor space accommodated in recent Part

3A appro'rals; and

. 71,O00rn2 in additiona! comnrercial floor spacc in potential projects identified
by North Sydney Council as'feasible'.

The above projects eqL¡ate to i87,000m2 and meet the future demand for
commerciai floor space up to 2036. The above additional commercial floor space
does not capture all potential new developments in North Sydney CBD, and the
future commercial office floor space is likely to exceed the above estimates.

15% max

30% max

4û% max

DraftDCP 2O12Dwelling Type DCP 2002

JBA Urban Planning Consultants Pty Ltd . 13302
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Residential Market
The likely future buyers for apartments in this location can be characterised as:

r younger adults (aged 25-39);

. investors (i.e. renters);

. small households (lone persons and couples); and

. professionalsworkinghouseholds.

These groups make up large proportions of the current apartment occupants in
North Sydney CBD which is likely to continue into the future. These groups are
also relatively price constrained and make compromises on size of apartments in
favour of price and accessibility to services.

The average unit price in North Sydrrey (suburb) was $645,OO0 in 2012. This is
significantly higher than the Greater Sydne¡, average of $498.000 and
dernonstrates the popularity of the area for residential accommodation. One
bedroorn units generally achie,re between $400.0O0 and $500.O0O in North
Sydney, while two bedroom units generally achieve $650,0OO tc $75O.00O which
is unaffordable for a large proportion of North Sydney residents.

Proposed Development
The Planning Proposal is seeking to reduce the required minimum non-residential
floor space to 1 .0:1 (fronr 3.0:1 ) with no marinrum non-residentiai FSR (currently
4.O:1 ) for 144-154 Pacific Highway (and 18 Berry Street under the currently
controls).

The Develooment Application (DAl seeks consent for the foliowing:

. 2,398m2 comnrerciai fioor space (over three storeysi;

. 2O4 res;dent¡êl units, including 41 stuciios, 1e1 .x rrne bedroom units. G0 x two
bedroom units and 2 x three beciroom units; and

. Five basement parking le*rels.

Land Use fV{ix Assessment
The comrnercial i'narket anaiysis demonstrates there is sufficient futr-rre suppi¡r of
commercial floor space elsewhere in i.Iorth Sydney CBD to cater for the future
demand for office joLrs to 2036. As a result. the site is not requirecl to provide
significant non-residential floor space to meet futl¡re office demand. This anaiysis
has been informed by a number of studies and data sources previously prepareci or
utilised by North Sydney Counci! in their analysis of the capacity and market of
North Sydney CBD.

Fr¡rthermore, the proposed ¡ron-residential FSF is sr¡itable for the site for the
fol!owing reasons:

. The s¡te is ¡n a precinct in transition from commerciai to preciominantly
residentiai. highlighted by a number of rece¡rt Plenning Prcposals (including
those immediately adjoining the site);

. Council has provided justification for various similar Planning Proposals. all of
which cen similarly apply to the subject site; and

. The site is suitable for resiciential purooses.

Apartment Mix Assessment
The prcposed êpartment mix is suitable for the sìte within ihe North Sydney CBD
for the following reasons:

ii , ,rO Urban Planning Cûnsultants fty Ltd r 13302



! the smaller un¡t types will be more affordable for the local residential market;

. the site is highly accessible and is ideal to accommodate increased densities;

. likely future buyers will favour smaller dwellings types (particularly lone and

couple householdsl; and

. there is sufficient existing diverse supply across the North Sydney CBD'

Furthermore. there are a number of preoedents whereby the JRPP has recently
approved a number of prol'eets that include a similarly high proportion ol studios
and one bedroom units (i.e. between 60-70%). This demonstrates the market
characteristics in the area, particularly relating to the ¡ncreased affordability (and

therefore market) for smaller unit types.

JBA Urban Pra!¡ins consurtants Pty Ltd . 13302 -[ ¡¡¡



144-154 Pacific Highway and 18 Berry Street, North Sydney. Commercial and Residential Market Report I July 2013

1.0 lntroduction
This peer review and market analysis report has been prepared by JBA on behalf
of Strand Estates Pty Ltd to support a Planning Proposal and Development
Application fo¡ 144-154 Pacific Highway and 18 Berry Street, North Sydney'

1 .1 Project Purpose and Methodology

Purpose

This report has been prepared to:

. Determine the relevant planning controls regarding commercial floorspace and

apartment mix that apply to the site;

. Provide a peer review of previous reports identifying and analysing the
commercial office market in North Sydney;

. ldentify the key population and residential market characteristics that inform
the demand for apartment typologies in l.,lorth Sydney;

. Support and inform the Planning Proposal to amend the minimum commercia!
FSR requirement of the North Sydney Local Environmental Plan (LEP) 2001 and

Draft North Sydney LEP 2012; and

. Support and inform the Development Application to vary the apartment mix
controls of the Norih Sydney Development Control Plan (DCP) 2002 and Draft
North Sydney ÐCP 2012.

Methodology
The following methodology was usecl to prepare and inform this report:

. Review, of existing arrd draft planning controls that apply to the site;

. Review mater¡al describing the Planning Proposal and developmenU

. Review of previous commerciai market reports prepared for the site and North
Sydney CBD;

¡ ldentify the future eienrand and supply for commercial office floor space in

fJorth Sydney CBD;

. Analyse Census data for 2A11 to identify the key demographic characterist¡cs
and trends which will identify the likely buyers and occupants of apartments in

North Sydney;

. Assess the quantum of commercial floor spate preposed to be provided as part

of the Planning Proposal and Development Application at 18 Berry Street and

144-154 Pacific Highway; and

. Assess the ability for the development proposed for 18 Berry Street and 144-
1 54 Pacific Highway to cater for the future demand for residential typologies in

North Sydney CBD.

1JBA, 13302
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2.O The Site

Site Description
The site is located at144-154 Pacific Highway and 18 Berry Street. North
Sydney. The site is located approximately 500m north-west of the North Sydney
Rail Station and is considered part of the North Sydney CBD. The site is 1,679m2
in area and has frontage to both Berry Street and Pacific Highway (shown at
Figurcs I and 2).
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The site consists of four lots currently developed for:

. 18 Berry Street - a three storey commercial building;

. 144-148 Pacific Highway - a 7 storey commercial birilding;

. 150 Pacific Highway - a 3 three storey commercial building; and

. 154 Pacific Highway - a 7 storey mixed use building.

The existing development consists of approximately 4,550m2 of leasable
conrmercial iloor space. The existing commereial floor space is currently of Grade
C and D quality.
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E mesite

Figurc 2 - Aerial photo of the site

The site is subject to a Land and Environment Court approval for a mixed use

building of 23 stoieys consist¡ng of the following:

. 5 storeys of basenrent car parking;

. 3.435m2 commerciel floor srrace; and

. 84 residential apartments including 3 x studios and 33 x one bedroom units

143ot6ll,34 x two bedroom units (4O%) and 14 x 3 bedroom units (1 7%).

Surrounding Development
The site is located within the north-west section of the North Sydney CBD. The

site immediately adjoins mixed use residential buildings (currently under
construct¡on) to the west and north. Further west is predominantly residential
development and to the north is a mix of commercial and mixed use buildings.

Across the Pacific Highway is a mix of commercial and mixed use buildings. A
number of buildings on the eastern side of Pacific Highway are subject to
development co¡rsent for predominantly residential buildings.

Development to the south of Berry Street is predominantly commercial buildings'
with some ¡'esidentiai buildings to the south-west of the site'

The site is part of an area transitioning from commercial to mixed use residential
(predominantly residential). This transition is reflects the distance of the site from
North Sydney Station, proximity to the neighbouring residential areas and the land

use framework (i,e, 84 Mixed Use) which is discussed further at Section 7.2.

JBA. 1 3302 5
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3.0 Planning Context
This section identifies the strategies, policies and planning controls that apply to
the site, as relevant to land use and apartment mix.

3. 1 Planning Strategies
Table I identifies the key actions or objectives of the relevant strategies apply to
the site. These Strategies identify that North Sydney CBD has an employment
capacity target of 12,O00 new jobs between 201 1 and 2031(i.e. 6CO jobs p.a.).
This is a significant increase on the previous target of 370 jobs p.a.

Table I - Relevant strategies

Dwelling Target Noith Sydney CBD falls within the Central Subregion. The Draít Strategy
iequires the Centrai Subregion tc accommcdate 138,C00 aCditional dweilings
between 2011 and 2031. No specific target applies to the North Sydney tGA
or North Sydney CBD.

However, the Centrai Subregion's housing target represents an increase of

approximately 30% from the original housing iargets in the 0raft Subregional
Strategies, lf North Sydney LGA's Diaft Subregional Strategy target was

inci'eased by 30% over a 20 year period, North Sydney LGA would need to
accommodaie 5,200 new dweliings between 2011 and 2031. This would

equate to approxirnateiy 7,150 between 2005 and 2031 (the Draft

Subregional Strategy

Ernplcyment Target The Draft Strategy sets an employnrent capacity target of 12,000 aCditional
jobs in North Sydrrey CBÐ between 2Af and2031.

lnner l{orür

Dwelling Target lhe Draft Straiegy identifies a housing torget cf 5,15û0 neur dweliings to be

in the NoÉh Sydney t GA heu-een 2005 and 2031.

Empioyment Targei The Draft Strategy sets an emoloymeni capacity iäÍget rbr tiorlh SyCney

eÈD for '11.000 2001 and 2031

t{orth Local

Hcusing Targei The Strategy identiíies that l'¡adh Sydneir LGA has suffìcieni capacity under
the eristirrg anci draft planiring controls to rrreet the housing target of 5,00C

new dwelli 2r131

Ernplcyment Target The Strategy ideniifies that North S;,rdney CBD has sufficieni capaciiy under
the existing and draft planning controls to meetthe empioyment eapacity

of 1 1,û00 aCditional jobs by 2C31

The Locai Deveiop¡¡ent Strategy was prepareci prioi to the i'elease oi the Metrooclitan Sirategy for Sydney
and dces not consicier the inci'eased empioyment oi housino terqets,

3.2 Pianning Controls

Lanci Use Mix
The North Sydney l-ocal Enviionmental Plan 2001 (LEP 2001! currently applies to
the site and includes pianning controls that specify the permitted floor space and
land use mix. The Draft North Sydney Local Envircnmentai Plan 2012 (DLEP

2O12lis expected to come into effect within the coming nronih/s which will
repeal LEF 2001 and update the key planning controls for ihe site. The planning
contrcls of both LEP 20C1 and DLEP 2O12 arc provicied in Table2.

Strategy/ActionSection/lssue

4 JBA . 1 3302
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Table 2 - LEP 2001 and DLEP 201 2 Controls

Mixed Use Zone

Mixed Use Zone Objectives - Encourage a diverse range of living, employment, recreational

and social opportunities, which do not adversely affect the

amenity of residential areas, and

- Create interesting and vibrant neighbourhood centres wilh safe,

high quality urban environments with residential amenity, and

- tr/aintain existing commercial space and allow for residential

development in mixed use buildings with non¡esidential uses at

the lower levels and residential above, and

- Promote affordable housing.

Mixed Use Zone Permitted Uses advertisements; apartment buildings; attached dwellings;

boarding-houses; business identification signs; child care centresi

clubs; commereial premises; community facilities; commttnity

notice signs; duplexes; du¡elling-houses; drainage; educational

establishments; home industries; home occupations; hospitals;

hotels; medical centres; open space; places of assenbly; piaces of
public worship; real estate signs; reoreational fecilities; refreshment

rooms; rernediaiion; restricted premises; shops; showrooms; take-

away food shops; taverns; telecommunications facilities; temporary

signs; utility installations, other than gas holders or generâting

works.

Non-residentiai FSR Minimum of 3:1 to maximum of 4:1

Clause 28e Railway infrastrueture

(North Sydney Centre)

Zoning

Zone 0bjectives

Clause 6.5(2) Railway infrastructure -
fansitional anangements

Non-residential FSR

Consent must not be granted... if the ccnsent authority is satisfied

ihat the inerease in non+esidential gross floor area authorised under

the consent concerned when added to the increases (reduced by

any decreases) in non-residentia! gross floor area authotised unrjer

all consents granted in relaiion to land in the l'Jodh Sydney Centrc

since the commencement of this 0ivision woulci exceeci 250,00C

square metres.

84 Mixed Use Zone

- To provide e mixiure of compatibie land uses.

- Tc integrate suitable business, oflice, residentia!, retail and other

development in accessiLrle locations s0 as to maximisê pulrlic

transport patronage and encourage walking and cycling.

- To create interesiing and vibrant mixed use centres with safe,

high quality t¡rban environments with residential amenity.

- To mainiain existing commercial space and ailow for residential

development in mixed use buiidings, with non-iesidential uses on

the lower levels and residential uses above those ievels.

Development consent must not be granted for development on land

[in North Sydney Centre] unless the consent authority is satisfied

that lhe increase in non+esidential gross floor area auihorised under

the development consent concerned when added to the increases
(reduced by any decreases) in non+esidential gross floor area

authorised under all consents granted in relation to lanci [in Nonh

Sydney Centrel since 28 February 2003 would not exceed 250,000

melres.

- 18 Berry Street: Minimum 0.5:1

- 144-i54 Pacifìc Highway: Minimum of 3:i io ¡naximum of 4:l

JBA . 1 3302 5
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Apartment Mix
The key controls reiating to the apartment mix of a residential development on the
site are currently included in the North Sydney Development Control Plan 2OO2
(DCP 2002). The Draft North Sydney Development Control Plan 2012 (DDCP

2012) includes provisions that are likely to come into effect subsequent to the
implementation of the DLEP 2O12. Table 3 identifies the key relevant controls
within these planning instruments.

Table 3 - DCP 2OO2, SEPP 65 and DDCP 2012 Planning Controls

Section 6 Mixeci Use

Development - Objectives

Clause 6,1 Function - Mixed

residential population

Commercial and Mixed Use

Deveiopmeni aims:

2.2.3 Mixed Residential

Population

- To provide various grades and sizes of commercial floorspace,
aæommodate a mix of small and larger business, services, high tech

industries, retail and recreation facilities

- To provide a dwelting mix that achieves an on-site dwelling density
contributing to energy efficient design and residential amenity;

- To provide a choice in the mix of dwelling sizes and in the range of
affordability

- To provide a mix of uses and activities to meet the needs of residents,

workforce and visitors

- Locate retail/commercial uses on the ground floor, retail/commercial
or residential uses on the firstfloor, and residential uses on upper
floors.

- Provide a mix of dwelling types and sizes as follows:

a) studio apartments maximum 15o/o

b) I bedrcom apartments maxirnum 309i,

c) 2 bedroom apartments minimum 40%

d) 3 bedrocm+ apartments minimum f 5olo

- Substantive varialions to unit mix must be supported by an

authoritetive analysis oÍ current and future market demand.

- To provide varlous grades and sizes of cornmercial floor space to
eccommodate a mix of business, service, high tech industry, retaii and

recreational uses,

- To meel the residential and employment population targets es

outlined in the Staie Gove¡'nment's Metropoliian Strategy and lnner
North Subregional Strategy,

- For developments coniaining 20 or more dwellings the following rnix

must be provided:

a) studio î0-207ä

b) 1 bedroom 25-35%

c) 2 bedroom 3545%

d) 3 bedroom+ 1û-209uä

- Variations to the dwelling mix will require the applicant can adequately
demonstrate by an authoritative analysis of cu¡'rent and future ma¡'ket

demand that lhe suggested mix is not reasonable.

b JBA ¡ 13302
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4.O Commerc¡al Market
This section of the report provides an assessment of the commercial market in the
North Sydney CBD. This report utilises research and analysis previously
undertaken on behalf of Strand Estate Pty Ltd and North Sydney Council.

Strand Estates Pty Ltd engaged Urbis to prepare 'Optimisirrg Development
Typology in North Sydney'{ODTNS, September 2O1 1ì.. ODTNS was prepared to
support a variation to the required non-residential GFA within the development
application approved bythe Land and Environment Court in January 2013. The
details of the approval are discussed at Section 2.0.

A number of reports prepared for No¡'th Sydney Council also include information
that informs this analysis. ln particular, North Sydney Council engaged Urbis in
May 2012 to conrplete the'North Sydney Commercial Centre Study' (NSCCS).

The report was completed in February 2013 and presented to Council in May
2013. The report provides an updated assessment of the commercial office
market in North Sydney CBD. ln 2006, 2OO7 and 2008, Council also engaged
SJB, Preston Ror¡¿e Paterson, Rice Daubney and Landmark White to undertake an

analysis of the development potential and feasibility of the draft LEP eontrois.
This analysis is also utiiised in the following analysis,

The above reports include detailed analysis of the supply, demand and ccnditions
of the commercial office market in the North Sydney CBD. These reports are
sufficiently recent and comprehensive to support the following analysis.

The 20 1 1 and 201 3 reports rely on the information included in the Property
Council of Australia (PCA) Offiee [t/larket Reports to¡ North Sydney. Where
relevant, the most recent Januâry 2013 PCA Office Market has also been

referenced.

4.1 North Sydney CBD
The North Sydney CBD, as defined by the Februarv 2013 repcrt, is shown at
Figure 3 . The site is locateci within the north-west precinct of the CBD, and f orms
part of the boundary of the CBD,

As at ianuary 2013, North Sydney CED inciuded E62,O00rn2 of comrnercial office
floor spacel . NLEP 2001 and DLEP 2012 include a provisiotr limiting non-
residential floor space to 25O,0OOm2 on top of the floor space that existed at 28
February 2C03, This limitation is cjue to the capacity of North Svdney rail station
and further arrangements to increase capacity of the rail stat¡on are to be

undertaken before any additional capacity can be provided. PCA estimates
810,000m'zof commercial floor space eristing in North Sydney CBD in January
2003.

Therefore, the maxìmum emount of commercial floor space to be accommodated
in North Sydney CBD is 1,060,000¡n2 (before North Sydney raii station is required

to be fr-¡rther upgraded). This figure is unlikely to be met as the additional non-
residential development also includes retail, hotel accommodation and serviced
apartments.

1 PCA Off¡ce Market Report January 2013

JBA. 13302 7



14-154 Pacific Highway and 18 Berry Street, North Sydney . Commerc¡al and Resident¡al Market Report I July 2013

EI rnes¡te E ceo Boundary

Figure 3 - North Sydney CBD
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4.2 Working Population
NSCCS provides a detailed breakdown of the North Sydney LGA resident and

working population. However, NSCCS outlines the resident and working
population characteristics of the 2006 population, The 2011 Census data was
not used to provide an updated profile of the resident and working population.

The key characteristics of the North Sydney LGA resident population are provided

at Section 4.2. The characteristics of the working population of North Sydney
LGA are outlined below.

Place of Work
The chart below identifies the place of work of North Sydney residents in 2006
and 2O11. The majority of the North Sydney LGA working population work in

Sydney LGA or North Sydney LGA 1640/0l. This proportion has remained static
since 2006. however a larger proportion work in the Sydney LGA. The most
significant change is a reduction of residents workÍng in Willoughby LGA and an

increase in residents working in Ryde LGA. This is likely due to the growing
employment opportunities in Macquarie Park.

North Sydney LGA Residents
Place of Work (LGA)
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StYo

2i%

20Yo

1iYo
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0o/o
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Eao
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E
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oÉÊ
U'

Ëoz
o

Sydney North Willoughby
Sydne,v

Unknov.in Ryde Lane Cove Warringah ftlosrnan

LGA

12000 12011

Source: ¡i8S, Urbis and JBA

lndustry of Employment
Table 4 conrpares the workforce areas in the Ncrrth Sydney LGA in 2006 anci

2O1 1. The key workforce areas of workers in the North Sydney LGA include
Professional, Scientific and Technical Services l3j%or' Financial and lnsurance

Services 112o/ol and lnformation Media and Technologies (6%). This was similar in
2006. where the three '¡¡orkforce areas rnade up 47c,/a of the working population
(up slightly to48o/c in 2011). Like 2006. the North Sydney LGA is predominantly
a white collar workforce.

YJBA . 1 3302
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Table 4 - North Sydney LGA Workers -lndustry of Employment

Professional, Scientiflc and Technical Services

Financial and lnsurance Services

lnformation Media and Telecommunications

Health Care and Social Assistance

Education and

Administrative and Services

Accommodation and Food Services

Retail Trade

Public Administration and

Construction

Wholesale Trade

Other Services

0ther

Source:.48S, Urbis and JBA

30Yo

12Yo

6To

6Yo

6u/o

5%

5%

5o/o

4oio

4o/o

3Yo

1|o/a

lneome
North Sydney LGA workers have higher inco;-nes than the Greater Sydney aveÍage
{shown in Table 5). ln North Sydney LGA,57o/o of workers earn more than
$65,00O p.a., compared to 37o/o in Greater Sydney. Similarly. more than double
the proportion of workers in North Sydney LGA (30%l earn over 9104,000 p,a.
when compared to Greater Sydney 114%ol. This reflects the white collar nature of
\./oikforces located in the fJorth Sydney LGA.

Table 5 - North Sydney LGA V1/orkers - incorne (20i 1l

$Neg/Nil 1o/;

$'1 - i0,400 4Yo

o1 600 4!/c

$1 5,6C0 - $20,80C 5o/o

$20,800 - $31,200 i\ah

$31 ,200 - $41,600 14%

$41,r0û $52,000 13è/

$52,000 - $65 000 i3ot6

$65,000 - $78,000 1C%

$78,000 - $1 04,000 1 3?â

$1 04,000 + 30% 14Yo

Source: ¡165, .i81

Place of Residence

The place of residence of workers in the North Sydney LGA has not varied
significantly between 2006 and 201 1. A large propcrtic¡¡ of workers iive in the
I'Jorth Sydney LGA, North Shore or Northern Beaches. This is iikely to refleet the
public transport accessibility (trairr and bus) for residerrts livirrg north of Sydney
Harbour.

A number of 'rvcrkers reside in other LGAs not sho\¡u,n cn tl're chart below l47ciùì.
This reflects the accessibiiity of North Syclney to the broader Sydney fvletropoiitan
region. particularly by the rail net\ /ork.
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North Sydney LGA Workers
Place of Residence (LGA)
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0o/o

tiorth
Sydney
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LGA

t2006 t2411

Ryde The Hills Lane Cove

Shire

Source: ABS, JBA

Conclusion
The working population analysis undertaken by NSCCS is based on 2006 TDC
ciata. ilowever, ihere are few changes in the working popuiation betv'¡een 2006
and 201 1. North Sydney LGA continues to employ a significant proportion of the
North Sydney LGA resldential popuiatlon. The working population continues to be

iri the white collar industiies and earning r¡¡ell above the Greater Sydney average'

Therefore the assumptions used in the NSCCS regarding the w'orking population of
the North Sydney LGA and CBD are still relevant.

4.3 Existing Demand lndicators
ODi'lTS and the PCA North Sydner/ CBD Office Market Reports identify a nurnber
of demand indicalors for commercial office floor space in North Sydney. The

demand indicators demonstrate the commercial market in North Sydney CBD

fluctuates over the short term, but is generally a long term stable yet slo',ø cffice
market.

Net Absorption
The demand anaiysis undertaken in ODTNS relies on an analysie of the absorption
rate and rental growth in North Sydney as indicaters for demand. The cornbined
analysis of OCTNS and NSCCS provide adequate measLrres to âssess demand for
commercial office floor space in North Sydney.

ODTNS states that it is unlikely that the North Sydney ofiice market v'¡ill

experience significant demand for floor space within the following 12 months.
Table 6 identifies the net absorption rates betw'een January 201 1 and January
2O132. The total supply of commercial floor space in North Sydney CBD has

increased slightly over the 12 months to January 2013 (tty approximately
1 ,7OOm2l while the total vacancies across North Sydney has increased by

7,1OQm2. This has resulted in a negative net absorption rate over the past trr'ro 6

month periods.

2 PCA North Sydney CBD Office Market Report (January 2O1 3)
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Table 6 - Net Absorpt¡on Rates 201 1 - 2013

Jan-1 1

Jul-11

Jan-12

J ul-12

Jan-1 3

Source: PCA

7,812

727

16,708

-2,285

-3,131

Vacancy Rate

Although the net absorpt¡on rate demonstrates decreasing demand for commercial
floor space in North Sydney CBD, the current vacancy rate in North Sydney CBD
is relatively low (6.7o/ol by comparison to the last 10 years. The vacancy rates of
other local commercial office markets (i.e. Sydney CBD, t\4acquarie Park/North
Ryde. St Leonards/Crows Nest and Chatswood) have also !'ecently falien and only
Macquarie Park/North Ryde is currently lower than North Sydney (6.3%)3.

Rental Growth
ODTÌ'.¡S states the recent rental activity for tenancies w.ithin 144 Pacific Highway,
North Syclney indicate decreasing demand for commercial office premises of
sirnilar quality and s¡ze. Recent transactions demonstrated only 6.3% in net
rental growth over 10 years between 2001 and 201 1.

ODTNS identifies the average real cornmercial rents across Nerrth Sï¡dney CBD
between 1991 and 2010. During that periocl, reai commerc¡al rents have
fluctuated but in 2010 were lower than 199.i , This indicetes that suppiy has
exceeded demand for commercial floor space over this time period.

4.4 Existing Commercial Office Supply
The NSCCS includes a detaileci analysis of the existing office supply in the North
Syciney CBD. NSCCS relies on Property Councii of .Australia effice Market EeÞort
(July 2O'l 2). AithoLrgh an updated report is nov'r available {January 20i3i, the
data ¡s reliable. The key characteristics of the existing supply are described belor¡,¡

Quantum
in January 2012 there was approximately 86O,0C0m2 oi commercial office space
in North Sydney CBD which had fallen sliglrtly from a peak of 865,000m'zin Juiy
2010. There has been only a slight increase since JanuarV 2O12 (1,5OOm'?).

Net Additions
NSCCS identifies the net additional comnrercial floor space in North Sydney CBD
has fluctuated considerably since 2010, with up to 28,0O0m2 in additional
commercial floor space during one half yearly period (between 2010 and 2O12l.
and down to '! 0,0O0m'zless conrnrercial floor space in another half yearly period.
These changes reflect new commercial floor space and the redevelopment of
commercial floor space into another land use (eg. residential), respectively.
Between 2003 and 2013, the tota! amount of commercial floor space in Ncrth
Sydney CBD increased by 50.500m'z.

861,273 538 3,915 89,004

860,473 0 800 77,476

859,885 761 1,349 60,1 80

861 ,1 53 2,642 1,374 63,734

861,554 1,374 973 67,266

Total Stock
(m2)

Supply
Aclclitio ns

(n2)

Supply
Withdrawals

(m2)

Tota I

Vaca rrc ies
(m2)

Net
Absorption
(12 rnonths)

Month

12 JBA. 13302
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Absorption
North Sydney CBD has experienced an average annual (10 years to January 2013)
net absorption rate of approximately 8,300m'zadditional commercial floor space
per year. This demonstrates the additional commercial floor space was generally
taken up by the market over the previous 10 years and the vacancy rate has fallen
significantly (from 12.2o/o to 6.7o/ol.

Ouality of Stock
North Sydney CBD has relatively low quality commercial office stock. Although
only North Sydney CBD and Sydney CBD include premium office stock within the
other key centres analysed in NSCCS,74o/o of stock is B Grade or worse (as
shown at F¡gur€ 41. Only St Leonards / Crows Nest have a larger proportion of
lower grade stock w¡th 75o/o oÍ stock B Grade or worse,

The quality of stock in North Sydney CBD is likely reflective of:

. the age of stock - with only 2Oo/o of commerciai office space built after 1 991 ;

. small building footprínts - with only 12o/o of floor plates over 1,000m'z (the
average floor plate for commercial offices in Ncrth Sydney CBD is 668m2); and

r strata properties - in different ownership which are more difficult to redevelop.

Grade of Gornmerc¡al Office Stock (êA121

100%

90%

80o/ã

70%

60%

50%

40Yo

30%

2ATo

10o/o

0o/o

Sydney CBD North Sydney North Ryde/ St Leonards/

Macquarie Park Crows Nest

Ofäoe ñiarket

Chatswood

r Premium rA Grade ¡¡ B Grade æ C Grade r D Gracie

Figure 4 - Ex¡sting quality of commercial office stock

Source: PCÁ, Urbis, JBA
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4.5 Future Commercial Office Demand
NSCCS provides a detailed analysis of the existing and future demand for
commercial office floor space in the North Sydney CBD. The detailed demand
analysis is informed by the projected number of jobs to be provided in North
Sydney CBD, and the floor space required to accommodate additional jobs.

Employment/Jobs
The NSCCS utilises Transport Data Centre (TDC) projections for additional
employment targets to 2036. IISCCS estimates employment in North Sydney
LGA will increase by approximately 8.000 jobs between 201 1 and 2036. Of
these 3,200 additional office-based jobs are projected for the North Sydney CBD

NSCCS significantly underestimates the employment projections for North Sydney
CBD. The Bureau of Transport Statistics (BTS, former TDCI released updated
employment projections for the North Sydney CBD in August 2O12. The
employment projections for the relevant travel zones in the North Sydney CBD
(generally following the North Sydney CBD boundaries) are provided in Table 7.

BTS projects there will be 12,710 additional jobs in the North Sydney CBD
between20l 1and2036. Of thesejobs,therewill beanincreaseof '! 4,815 jobs
in office based industries and a recjuction of 2,i05 jobs in non-office based
industries. This is a significant increase on the projections identified in NSCCS.

Table 7 - North Sydney CBD Employment Projections - By lndustrya

Administrative and 2S9

Services

Education and 383

Financial and lnsurance

Services

Health Care and Sccial
Assistance

168

lnformatian Media and

ïeleeommunicaticrns
1,728

Professional, Scieniific
and Technical Services

1 0,1 36

Public Administraiion and

Safety

Office based industries

Othei industries -2,1û5

Net additional 12,714

a Travel zones included with¡n North S),dney CBD include - 2353 Don Bank t/luseum North
Sydney, 2354 North Sydney (Monte Sant,Angelo), 2359 Noñh Sydney CBD (Southern End),

2360 North Sydnev CBD (llortirern Endi and 2364 North Sydney Station.

2,ô 1E

-517

5

3,1 552,856

1,514 'i,897

s,036 8,654

1,182

1,604

1 3,065 23,2t1

1,350

3,332

1,478

43,0ô7

'10,898

1,995

28,252

8,793

Total Change20362011lndustry
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Commercial Office Floor Space
NSCCS states the additional number of jobs projected in the North Sydney CBD
(i.e. 3,200 additional office jobs) will equate to approximately 65,000m2 of
additional commercial floor space. The additional commercial floor space is

determined using an assumed occupancy rate of 1 x office based employee per

2Om2 oÍ commercial office floor space. This represents a decrease from the
average actual occupancy rate of 24m2 per employee in 2006.

As discussed above, the projected increase in office-based jobs in North Sydney
CBD is 14,815 between 2O11 and 2036. Using NCSSC assumpt¡ons (2Om2 per
job) this equates to 296,30Om2 in additional commercial floor space,

Hou¡ever, NSCCS acknowledges the employee density rate is conservative, with
fit outs currently achieving employee densities at an average of 15m2 per

employee and some down to as low as 12m2 per employee. Thìs assumption is

also supported by Urbis's ODTNS report prepared in 2O1 1 and is reflective of the
trend torrvards higher employee densities in CBDs, partly due to act¡vity based

workplaces.

lf the average employee density achieved ìn North Sydney CBD continues to be
provided at 15m2 per employee, the actual demand for commercial office floor
space in North Sydney CBD would be 222,225m2 by 2036, a reduciion of
74,O75m2.

Furthermore, NSCCS assumes the employee density of existing commercial
buildings will remain the same (average 24m2 per employeeì to 2C36. lt is more

likely a proportion of the existing commercial floor space would be refurbished or
redevelopecl by 2036 and therefore increasing employee density and

accomrrrodating more employees v.rithin the existing flcor space.

For exampie, if the average employment ciensity decreases by only 1m2 (i.e. to
23m21 per employee. the existing eommercial floor space in North Sydney eBD will
accornmodate an additional 1.500 jobs. Alternatively, if 1O-2Oo/a of the existing
floor space ioøere refurbished to accommodate an emplo,¡,ee densit.v of 15m2 per

employee, the existirrg flocr space would accommodate an additional 2,150 to
4.3O0 jobs.

lf 1O-2Oo1o of the existing commercial floor space is refurbished by 2036 to
accommodate 2,150 - 4,300 additional employees, the total demand for addìtional
commercia! floor space vvould be approximatelv 157,725m'zto 189,975m' (i.e.

1O,515 - 12,665 jobs x 15m2). This equates to approximately 6,300m2 -

7 ,6OOm2 p.a. and represents an increase ol 7 .3-9.3ot6 over 10 years on top of the
conrmercial floor space in North Sydney CBD in January 2013.

Over the past 1O years, the average annual increase in commercial floor space
was 5,065m2 p.a. which equates to 6.3olc since 2003. The projected demanC for
commercial floor space far exceeds the average growth over the past 1O years

and, therefore, 189,975m2 additional commercial floor space is likely to be an

upper limit.

JBA . 13302 15
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4.6 Future Commercial Office Supply

Known Future Supply
There are three major commercial buildings approved in North Sydney CBD which,
if constructed, will increase commercial office supply, These developments all fall
within the CBD commercial core and have been approved for over 125,OO0m2 of
commercial floor space (as outlined in Table 8). There is approximately 'l 1,000m2
of existing commercial floor space within these buildings, therefore, the three
approvals will result in a net increase of approximately 1 15,000m2 commercial
floor space.

Table I - Known future commercial supply

90-100 Mount Street 40,100m2

World siie Denison 46,50Cm2

177-'í99 Pacific Fi 39,249m2

Total 125,849m2

commeroial flcor 11

Net additional commercial floor 11

These projects were ail approved under Part 3A anei have not commenced
construct¡on. As ìdentified in NSCCS, these de'reiopments are larger than any
others in North Sydney CBD and are likely to require significant pre-commìtments
before finance funding is provided. The delay in achievìng pre-commitments is
likely reflective of the current market in North Sydney CBD and the ability to
attract large tenants.

Estimated Future Supply
ln 2006 and 2008, North Sydrrey Council engaged SJB A.rchitects and Rice
Daubney to identify the deveiopment potential of a number of potential
developnrent sites in the North Sydney CBD. Prestorr Rowe Paterson (PRP) and
Landrnark White assessed the economic viability of the development pctentia!
identified by SJB Architects and Rice Daubney, respectively. The outoomes cf
these studies are summarised ìn Table 9 (where these figcires overlap, the ntcst
recent data is useCl.

The objeetive of this exercise was to demonst¡ate the existing controls would
provide sufficient deveioprnent capacity to deliver 25O,OOOm'z of additionai nan-
residential floor space {as envisaged unCer LEP 2001). We understand Council
accepts the outcomes of these stLid¡es and have subsequently proceeded with
DLEP 2012.

The ftice Daubney analysis demonstrated there is capacity for approximately
47.0OOm2 additional viable commercial fioor space on two key sites in the North
S.¡dney CBD, These sites generally avoided highly eonstrained iots (i.e. strata
titled) and increased capacity above the SJB estimates. Only one adciitional site
was found tc be viable by the PRP analysis of S.JB's de',relopment yield estimates
This site provides the capacity for approximately 24,000m2 of additionai
conrmercial fioor space in the North Sydney CBD. These tr¡¿o studies indicate
there is capacity for 71.O00m2 of additional commercial floor space in the North
Sydney CBD. Wherr combined with the appror¡ed developments, this generaies a

total of 187,OOom'? potential additional commercial office supply.

Council acknowledges the sites analysed in the fou¡' studies are not the only sites
with capacity to provide additiona! commercial floor space in the l.lorth Sydney
CBD. Furthermore. the sites considered not feasible by PRP and Landmark White
proviile capacity for over 282,OOAn2 of commercial floor space. This floor space

Address Approved Commercial Floor space

i 6 ¡en. rgeoz
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may become feasible by 2036. Therefore, the future commercial capacity within
the North Sydney CBD is likely to exceed 187,000m'zkry 2036.

Table 9 - Estimated development yield

118 & 122 Walker Street Marginal/Viable

l WheelerAvenue Viable

53 & 63-67 Walker Street Not Viable

177-197 Paciîtc lncluded in above

77-81 Berry Street (i.e. 1 lncluded in approved development above
Denison

86-100 Mount Street lncluded in approved development above

Total Feasible Floor Fcasible

77-81 Street Feasil'le

110- 122 Wslker Street Not feasible

153-165 Walker Street Not feasible

86-100 lt4ount Street Feasible

iC7-125 WalkerStreef and 104

Mount Street
Not feasible

1 16-1 18 Mount Street and 122

Arthur Street
Not feasible

86-102 \¡Jalker Street Not feasible

69-83 Walker Street fJot feasible

53-67 Walker Street Feasible

97-1C3 Pacific High,aay and 51

Walker Street

107-i09 Mount Streei

80-90 A,rthur Street

177-1 99 Pacific Highway

1 Wheelei Lane

Total Feasible Floor 23,7f8m2

Not Feasible

Not feasible

Not feasible

Feasible

Feasible

Feasible

25,045m2 20,000m2

27,000n228,780n2

28,1 50m2 17,000m2

47

lncluded in approved development above

53,284n2 43,042n2

57,35im2

lncluded in

43,202n2

above

45,398m2 32,094m?

45,132m2 34,588m2

53,982m2 40,177m2

30,355rn2 14,020n2

33,746m2 23,778n2

25,384m2 18,452n2

1ô,516m223,165m2

43,966m2 28,374n2

lncluded in approved development above

As per Rice Daubney fiquræ above

33,746m2

Feasibility ResultAdditional
Comlnercial GFA

5 JBA estimate
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4.7 Conclusion
The existing commercial office supply in North Sydney CBD equates to
approximately 86O,000m'. This has increased at a rate of 5,050m2 p.a. over the
past 10 years. Dueto increasing occupancy of commercial floor space in North
Sydney, the occupied floor space has increased by a rate of 8,300m2 p.a. over the
same time period.

Employment projections estimate approximately 14,800 additional office jobs are
to be accommodated in North Sydney between 201 1 and 2036. Some of these
jobs are likely to be accommodated through efficiency improvements in the
existing floor space (approximately 2,150 to 4,300 jobs). However,
approximately 160,000m'zto 190,000m2 in additional commercial fioor space will
be required to accommodate the remaining additional office based jobs (i.e.

10,515 to 12,665 jobs). This is likely to refiect an optim¡stic maximum as it
depicts a significant growth by comparison to the past 10 year trend.

A number of studies undertaken for North Sydney Council indicate the potential
future supply of commercial office floor space in North Sydney CBD. lt is
estimated these s¡tes can deliver approx¡mately 187,000m2 of additional
commercial floor space under the current and draft LEP controls. Council has
acknowledged there is also likely to be a number of additional sites that will
further contribute to additional commercial floor space in the CBD.

Therefore, the potential future supply of commercial floor space in lJorth Sydney
CBD wil! meet the projected rnaximum demand by 2036.

18 JBA ¡ 1 3302
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5.0 Residential Market
This section identifies and describes the key demographic characteristics of North
Sydney (suburbl and North Sydney CBD. This report relies on 2O1 1 Census data,
and refers to trends over time as relevant, The characteristics of apartment
occupants are referenced, and are compared to the overall population across North
Sydney and North Sydney CBD. Recent trends in the residential property market
are also identified, particularly recent price trends in apartments in North Sydney'

This combined analysis identifies the key characteristics of the likely future buyers
or occupants of apartments and the relative affordability of apartments in this
location for the likely future population.

5. 1 Demographic Prof ile

5.1 .1 Population Profile
This section identifies the key characteristics of the North Sydney suburb
population. by comparison to the North Sydney LGA and Greater Sydney
populations.

Population Snapshot

Table 10 - Population snapshot

4,391,674

It/edian 36

N'ledian individual income

($ weet<ty¡ $61 I
Median rnc0me $1,683

fo4edian household income

$1,447

MecJian housing loan repayment
$2,1 67

l,¡ledian rent $351

A.verage number of persons per

bedroom

household size

Table 10 identified the population, income, housing costs and househoid size

medians of North Sydney, North Sydney LGA and Greater Sydney. The key
characteristics are:

. North Sydney suburb and LGA have significantly higher median ¡ncomes (at an

individual. family and household level) than Greater Sydney.

. Median individual inconre in l.lorth Sydney suburb ìs higher than the North

Sydney LGA, however household and family incomes are lower.

. Dwelling occupancy per bedroom is higher in North SyCney suburb than in both

the North Sydney LGA and Greater Sydney.

. Average household size is siightly lower in North Sydney suburb tiran in the
North Sydney LGA, and significantly lower than the Greater Sydney average'

09

27

62,2896,258

35 36

$1 ,216$1,146

$2,ôs5 $2,768

$1,926 $2,205

$200 $2,700

$480$460

I 0.91

21.9

Greater SydneyNorth Sydney
LGA

North Sydney
(Suburb)
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Age Profile

Age Group Distribution
180%

16 0%

140%

12ïVo

10 0%

8\Yo

60%

40%

20%

0 lf/o

c
.9
s5eoÈ
o

rNorh Sydney (Suburb) rNorfi SyCney LGA 
-Greater 

SYdnev

Source: ,48s- (2Ol 'Í ) and JBA

The Age Group Distribution graph above shows the distribution of the population
in North Sydney, North Sydney LGA and Greater Sydney.

North Sydney suburb had a higher proportion of 25 to 39 year olds in
2O11(39.4o/o) compared to in 2006 (37.6a/ù. ln 201 1. this proportion was
significantly higher compared to Greater Sydney iz3Tal, and marginally higher than
North Sydney LGA (37%i. North Syciney has a lor¡¡er proportion of 45 to 64 year
alds ('i 9%) ccmpared to both the North Sydney LGA l23o/oi arrd Greater Sydney

'r24?/ol.

North Sydnev suburb has a marginally higher proportion of children and young
people thån the North Sydney LGA, but is significantly lower than tlre GreaÍer
Sydney average.

The age profile indicates the popularity oi North S'vdney as a suburb for young
adults, which is typical of a high density suburb that is accessible tc public
transport, employment, education and recreation.

20 i JBA. 13302
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Country of Birth

Gountryof Birth
7.0%

6.0%

5.0%

4.ÛYo

3.0o/o

2.0%

1 0lo

0.c%

Engldìd

6
G
op
øo
É,
o

à3

Japarì

Source: ,4BS l2ol 'f ) and JBA

The Country of Birth chart above identifies the birthplace of res¡dents of North
Sydney suburb, exclud¡ng Austral!a.

The Australian-born populaticn of North Sydney suburb in 2011 comprised 49.5o/o

of the tctal populat¡cn. English, Asian and New Zealand-bcrn residents comprised
the iargest groupings of overseas-bonì residents. This represents a high
proportion by comparison to Greater Sydney and is likeiy to refleci the popularity
of the area due io proxirnity to services. employment and Sydney Harbour.

lndia NZ

r Counby of Birh

China
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5.1.2 Dwelling and Household Characteristics

Dwelling Type

Dwelling Type
90 0%

80 0%

70.\to

m,0%

û0/"

40 0%

30 0%

20\'y'o

10.0%

0 096

Detached Housæ Semi-debdqediAttæhed Houses ApafrnÉnts

r North Sydney (Suburb) r North Sydney LGÂ r Greater Sydney

Source: ,48S (2O1 ll and JBA

The Dwelling Tyoe graph identifies the ciistribution of housing types in North
Sydney, t\orth Sydney LGA and Greater Sy,dney.

The majority of dwellings in both North Sydney srrburb and North Sydney LGA are
apartments {7602ô and 739ó respectively), which is significanily higher thât the
proportion of apartments in Greater Sydney l28o/ol.

The high proportion of apartments in North Sydney !'epresents the role of the
suburb and locality as a major metropolitan cenire which is pait of Sydney's glebal
eccnomic arc. This proport¡on is likel'¡ to inerease in the future as rnore sites are
developed for apartments in the CBD.

o

=
Eò
o
:Ê
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Apartment Mix

Apartment Mix
100%

90%

ûo/o

70olo
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o
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Greater Sydney

3+ bedrooms

The Apartment Mix graph above identifies the mix of apartments in North Sydney'
North Sydney LGA and Greater Sydney by the number of bedrooms.
North Sydney has a significantly higher proportion of studio and cne bedroom
apartments (460lo) than North Sydney LGA l32o/a) and Greater Sydne¡' í23oiol'

Two bedroom apartments rêp!'esent ã smaller proportion of aBartments in North
Sydney (40%l than the North Sydney LGA (51%l and Greater SyCney 162o/ol,
whilst the proportion of three and four bedroom apartments is generally cons¡stent
across all areas.

The high proportioc of one bedroom apartments is a reflection of the popularity of
North Sydney with young urban professional singles and couples who prefer

smaller, more affordable housing types in close proximity to public transport and

employment centres.

By comparlson, the higher proport¡on of two and three bedroonr apartments ìn the
North Sydney LGA indicates the different locational setting of the North Sydney

suburb to less urban and comrnercialised areas of the LGA. ¡t also ¡nd¡cates the
variety of apartments available across the North Sydney LGA vr¡hich accûmmodate
a Íange of buyers,

The larger proportion of studio and one bedroom apaltments is reflective of the
greater residential densities achieved through these housing types and which are

typical of major centres such as the North Sydney CBD'

l^^
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Household Type

Household Gomposition
60 0%

50 0%

40ÌYo

30 09/o

200%

100%

00%

øo
Eotô
o
às

Couples

I Norfi Sydney

Source: .48S (2011) and JBA
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The Household Composition graph above shows the breakdown of household
lypes for North Sydney, North Sydney LGA and Greater Sydney.

Lone persons i41 %) are the single largest household type in North Sydney suburb,
followed by couples (3196), This is generaliy ccns¡stent w¡th the pattern for the
North Sydney LGA (38% and 317o), however differs from the Greater Sydney
region where families are the most predominant household type 149û/ol.

North Sydney suburb has seen an inc¡ease in the proportion of famiiies from 160/o

to 21ô/s of ali dwellings between 2C06 and 201 1, whilst the number of lone
person hsuseholds has decreased fronl 46o/c to 41ok. The proportion of coup¡e
households and group Jrauseholds has remained steady.

24 JBA. 13302
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Household Type of Apartments

Household Composition (Apartments)
50.0%
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Source: .48S (2Ol I ) and JBA

The Household Composition (Apartments) graph above illustrates the breakdorryn
of household types occupying apartments ín North Sydney, North Sydney LGA
and Greater Sydney.

Lone person households are the predominant househoid type in apartments in
Irlorth Syclney suburb. North Sydney LGA and Greaier Sydney, hovvever the
prevalence of this household type in North Sydney suburb (47o/oi was much higher
than for Greater Sydney ß7a/61. There is a significantly smaller propoltion of
families in North Sydney suburb and North Sydney LGA (both 15%) than for
Greater Sydney l24o/ol.

Between 200ô and 201 1, the prcportion of lone person househoids in North
Sydney suburb has decreased sl¡ghtly frorn 54olo ta 47a/o, whilst the proportion ef
families has increased slightiy fron'r 1 1o/o to 15o/o.

I
I
I
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Dwelling Occupancy

Dwelling Occupancy

oÊ

Eô

-E 
*n
æo/.

n%

1î¡lo

0%

Ncrh Sydney (Suburb) North Syóey LGA Greater Sydney

r 1 prersm r 2 prsms , 3 persors r¡ 4 personsr 5+ Fersons

Source: ÁBS (2Ol'l) and JBA

The above Dwelling Occupancy chart shows the breakdown of the number of
persons occupying dweilings in the North Sydney suburb, North Sydney LGA and
Greater Sydney.

ln tlorth Sv-dney there is a higher proportion of one perscn households l22o/ol and
a veiy low proportion of four and five+ person households than the North Sydney
LGA. The proportion of one and two person households in North Sydney (649/o! is
similar to l.Jorth Sydney LGA í607o), but double the proportion of Greater Sydney
l32o/ol.

The difference is representat¡ve of the larger proportion of apartnrents {which are
generally occupieci by smaller householdsl in North Sydney and the North Sydney
LGA compared to greater Sydney, rather than a difference in apartment
occup¿ncy râtes, as illustrated in the Dwelling Occupancy (Apartments) graph
below.
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Apartment Occupancy

Dwellin g Occu pancy (Apartments)

Norür Sydney(Suburb) Norfi SydneyLGA GreaterSydney

I 1 persm r 2 persms, 3 persms'r 4 persons l 5+ persons

Source: 4BS (2Al l) and JAA

The Apartment Occuoancy graph above identifies the occupancy rates for
apartments in North Sydney, North Sydney LGA and Greater Sydney.

Small households (one and two persons), including couples and group households,
comprise the main household type ¡n apartments. There is a marginally higher
proport¡on of one and two person households in apartments in North Sydney

{86%} and North Sydney LGA (85%} than for Greater Sydney (74o/ol. There is a
very large proportion of apartments occupied by lone persons and couples in North
Sydney suburb and North Sydney LGA
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Apartment Occupancy by Dwelling Size

Apartment Occupancy by Dwellin g Size
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The Apartment Occupancy by Dwelling Size graph above shcì¡rs the breakdown of
household size by apartment size for North Sydney suburb.

Lone person householcjs, which accounlîor 460/o of aii apartments ¡n North
Sydney (not shown in graph), are the predominant household type in studio (729'o)

and one bedroom (59%) apartments. 64.4% of lcne person households occupy
one bedroom apartnìents.

Tu,ro person househotds are the predominant household type in tw'o bedroom
apartments l49o/ol, howevei lcne person households also account for a large
proportion of tw,o bedroom apartment occupants l32o/ol. Of ail two person
households, 36% occupy studio and one bedroom âpartments. This demonstrates
these products are attractive to couples w,ho are likely to fevour snraller units due
to affordability constraints.

This is representative of high demand for smaller apartmerits amongst one and
two person households, which account for 86% of total h<¡usehoids ín apartments
in North Sydney suburb.

I I
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Tenure

TenureType

Greater Sydney

70.0%

60.0%

50,0%

n.00io

n.0%

n.0o/o

10.0%

0.f/o

ø
.=

Iò
o
è3

North Sydney (Suburb)

r Fully Owned

North Sydney LGA

r Being Purchased r Rented

Source ,4BS (2Ol I ) and JBA

The Tenure Type graph above demonstrates the nature of horne ownership and

ten¿ncies in North Sydney, North Sydney LGA and Greater Sydney.

The majority of dwellings in tlorth Sydney suburb (60%i and lrlorth Sydney LGA
(51o/ol ate rerrted, which is above the Greater Sydney averðge l32a/al. This is

representatíve of the higher proportion of apartments in North Sydney, u¡hich are

nrore likely to be rented as a dwelling tyÞe by occupants across Sydney (refer

section belor¡¡).

This demonstrates the popularitv of North Svdney with investors (and renters)
who are attracted to smaller apartrnents (studios and one bedroorn) due to higher
yiefds when compared to other dwelling types.
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Tenure of Apartments

Ten u re Type (Apartments)

70,0o/o

60 0%

50 0%

E 40.0%

€
{ eo.oø

àe

20 00/o

10 0%

0.0%

Norh Sydney (Suturù) Norh Sydney LGA

¡Fully ouvned rBeing Purchased

Groater Sydney

r Rented

Source: ,48S (2Ol I ) and JBA

'lhe Tenure Type (Apartments) graph above illustrates the breakdown of dr¡,,elling
ownership characteristics for apartments in North Sydney, North Sydney LGA anci
Greater Sydney. Apartments in North Sydney are predcminately rented 167o/ol at
a proportion which is higher than the North Sydney LGA i60%i and Greater
Sydney (61%) averages.

This demonstrates the popularity cf the atea for investors ì ,hÕ generally favour
smaller dwelling types that are popular with renters, are lower priced and achieve
higher yields and larger un¡ts,
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5.1.3 lncome, Employment and Education

Household lncome

Household lncome

rNorh Sydney (Subu,t) rNorth Sydney LGA 
-Greatet 

Sydney

Source: ABS (2Of l) and JBA

The Househoid lncon'e graph above shows the breakdown of weekly her-¡sehoid
income in ltlorth Sydney, North Sydney LGA and Greater Sydney.

North Sydney has a substantially lower proportion of households with a ureekíy
incorne of less than $1,250 (30o/o) compared to Greater Sydney l44ohl, however
mai'ginaliy higher than the proportion of households in this income bracket within
the LGA tt28o/"ì.

Twenty per cent of householCs in North Sydney and f',lorth Sydney LGA earn
between $2,500 anri $2,999 per week, v.rhich is approximately doubie the
proport¡on cf such households in Greater Sydney 11 1o/ol. This is indicative of the
higher proportion of nriddle income professional couples living in the area r¡¡ho are
likely to be attracted to tl.ìe area Cue to proximity to transpcrt, employment.
recreation and services and are price constrained u¡ithin the Ncrth Sydney context
and therefore demand smaller dweliing types.

25.00/o

20.00/o
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Occupation
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$yfl¡sy

The Oecupation Graph above illustrates the distribution of the working population
in each of the occupation groups in North Sydney, North Sydney LGA and
Sydney.

There is a higher proport¡on of persons employed in manager and proîessional
roies in North Sydnev and the LGA (64%) than in Greater Svdney 139%1.

There is a substantially lower repre$entation of persons enlplcyed in trades cr as
technicians, machinery operators and labourers within the North Sydney suburb
and LGA (89/oi than in Greater Sydney l26V¿1.

This refiects the proximity to office-based emcloyment in the North Sydney CBD
and high ievel of accessibiiity to public transpcrt to the Sydney CtsD, Charswood
and lvlacquarie Park employment corridors.

5.2 Buyer Prof iles
Based on the analysìs in Section 5.1 above, the majoiity of future buyers for
aparirnents in this location are likely to be characterised as:

r younger adults (aged 25-39);

! ¡nvestors (i.e. renters occupying the unitsl;

. srnall households (lone persons and couples); and

. professional working lrouseholds.

These groups are generally price-constrained and favour sma!ier dwellings (i.e.

siudios and one bedroom apartments) in locations which are close to employment
centres, educat¡on, services anrl recreation and are accessible by pubiic transport.

Manag€rs Professionals Technic¡ans CoÍnmunity
& tmdes Servicê

Clericâl&
admiì

Sa es Mæhinery Labouers
ooei'abß

/

32 JBA. 13302



144-154 Pacific Highway and 18 BenyStreet, North Sydney. Commercial and Residential Market Report I July 2013

5.3 Property Market
This section identifies key characteristics of recent property sales in North Sydney
This data indicates the dwelling mix of existing apartments in North Sydney and

the median sales prices of each apartment type. This analysis informs the
affordability of apartment typologies in the local area and the l¡kely future demand

Apartment Price Trends
The average unit price in North Sydney LGA has increased from $530,000 in

2OO3 to $645,00O in 2O12. This reflects a growth rate of approximately 2'2c/o
p.a. By comparison, units across Greater Sydney have increased in average value

from $365,000 to $498.000 in 201 2. fhe growth rate across Sydney was much
higher than North Sydney LGA, at 3.6% p.a. This reflects the initial pcpularity of
lJorth Sydney LGA for apartment occupants and a growing acceptance of
apartments across Sydney.

Price growth in North Sydney LGA is likely growing at a siower rate as the initial
price was much higher than average and there is an affordability cap on units in

North Sydney around S660,000, which was achieved in 2O10 anci has not been
passed.

North Sydney Price Growth 2003"2012

eaet
4d
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*:' Greater Syriney Houses

-Q¡s¡fs¡ 
Sydney Units

Figure 5 - House and Unit Price Growth

Source'. Housing NSW anC JBA

Local Apartment Pr¡ces

Table '! I identìfies the mix and median price of fecent apartment sales in North

Sydney (i.e. past 24 months). Of all units sold in the past 24 months, just under

5O% have one bedrclom (includes studios). Apartment prices are generally

achieving the follo,rv¡ng prices:

. One bedroom apartments: $400,000 to $500,000;

' Two beelroonr apartments: $650,000 to $750,000; and

. Three bedroom apartments: $1túí - $1 .5M.
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Tabþ I I - North Sydney apartment sales - new and resales

1 Bedroom unit

2 Bedroom Unit $688,500

3 Bedroom Unit $1,077,500

Source: RPDa¿¿

As discussed at Section 5.1, North Sydney is very popular with young
professional singles and couples attracted to the amen¡ty, employment and
accessibility of the local area. These groups are highly price sensitive and often
choose apartments according to location and accessibility rather than internal
space. One bedroom apartments are likeiy to be very popular w¡th first home
buyers (i.e. professionai singles and couples) who are attracted to the area but
suffer from affordability constraints.

Furthermore, North Sydney is very popular r¡¡ith investors, lnvestors are attracted
to the initial iow price of a one bedroom unit that achieve strong rental yields.
lnvestors are less likely to be attracted to two and three bedroom units due to the
higher upfront costs with low,er yields.

Affordability
The median household income for North Sydney residents is $1,926 per week,
which equates to $'l 00,1 50 p.a. The median householcl ìncome for North Sydney
LGA residents is siightly higher at ç2,2O5 per week, which equates to $114.660
p.a.

The first hcme buyer aÍfordabiiity anal-vsis for Ncrth Sydney residents is provided
at Table f 2. Table 12 demonstretes the âverãge househclci in Ncrth Sydney couid
afford to purchase a r¡nit fo:. $450,000 r"yh¡ch ìs the curreilt median one bedroom
unit price. The arrerage ho¡.¡sehold cannot afford the median two bedroom unit
price of around $688,000 without paying well over 3A% ú their income towêrds
housing (and therefore be in housing stress).

Table'!3 identifies the first home buyer affordability for the a\¡er age North Sydney
LGA resident. Uncier ttte cr¡rrerìt ci¡cumstances, the average first ho¡ne Lruyer in
North Sydney LGA. could afford to purcha*ee a u¡rit for $55G,000 bef+r'e gcing into
housing stress (i.e. spending nìore thên 3ù9ê of their inconre on hcusing ccstsi.
This is still v.rell beiov,¡ the average tw'o bedroorn unit priee in North Sydney.

The affordability analysis demonstrates the high cost of apartment in North
Sydney, and the difficulties tor existing residents to purchase irr the loca! area
One bedroom units provide an affordable opt¡on for first home buyers, which
would otherrvíse not be available.

49o1o

39Yo

13%

Dwelling Type Dwelling Mix Median Price
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Table 12 - Affordability analysis - North Sydney (suburb)6

$650,000

Average Household lncome: $100,150

4.50o/o

4.75o/o $2,713

5.00% $2,791

5.25Yo $2,871

5.50% $2,953

5.750/o $3,035

6.00% $3,1 18

6.25% $3,202

6.50% $3,287

6.75/o $3,373

7.000/0

7.25Yo $3,547

7.500Ä $3,636

7.75o/o $3,725

8.00% $3,816

Table f 3 - Affordability analysis - North Sydney LGA

$750,û00

Average Household lncome; $114,660

4.500/o $2,837 $3,040

4.7íYa $3,1 30

5.00% $3,221

5.25o/o $3,313

5.504/o $3,407

5.75%

6 C0o/o $3,597

6.25o/o $3,694

6.50% $3,792

6.750/o

7.000/o $3,992

7,250/o $4,093

7.50o/o $4,195

7 754/o $4,298

8.00% $4,403

501

$1,419 $1,621 $1,824 92,027 $2,229 $2,432

$2,504$1,461 $1,669 $1,878 $2,087 $2,295

$2,362 $2,577$1,503 $1,718 $1,933 $2,147

$1,767 $1,988 $2,209 $2,430 $2,651$1,546

$1,590 $1,817 $2,044 $2,271 $2,498 $2,725

$2,568 $2,801$1,634 $1,867 $2,101 $2,334

$1,919 $2,1 58 $2,398 $2,638 $2,878$1,679

91,724 $1,970 $2,217 $2,463 $2,709 $2,955

$3,034$l,770 $2,023 $2,275 $2,528 $2,781

$2,s94 $2,854 $3,1 13$1 ,816 $2,076 $2,335

$1,863 $2,129 $2,395 $2,661 s2,927 $3,1 93

$3,274$1,910 $2,183 $2,456 s2,729 $3,002

$3,077 $3,356$1,958 $2,237 $2,517 $2,797

$2,866 $3,1 52 $3,439$2,006 $2,293 $2,579

$2 348 $2,642 $2,935 $3,229 $3,522$2,055

$700,000$450,00c $500,000 $550,000 $600,000 $650,000

lnterest Rate Unit Price

$2,635$2,027 $2,2?-s $2,432

$2,087 $2,295 $2,504 $2,713 $2,921

$1,824

$1,878

$1,933 $2,147 $2,.362 $2,577 $2,791 $3,006

$2,871 $3,092$1,988 $2,209 $2,430 $2,651

$2,953 $3,1 80$2,044 fi2,2f ',l $2,498 $2,725

$2,334 $2,568 $2,801 $3,035 $3,268$2, r û1

$2,3S8 $2,638 $2,878 $3,118 $3,357$2,1 58

$3,448$2,217 $2,463 $2,7C9 $2,955 $3,202

$3,034 $3,287 $3,540$2,275 s2,528 $2,781

$2,594 $2,854 $3,1 1 3 $3,373 $3,632$2,335

$3,460 $3,726$2,3e5 $2,ô61 $2,927

$3,547 $3,820$2,456 $2,t29 $3,002

$3,1 93

$3,274

$3,356 $3,636 $3,916$2,517 $2,797 $3,077

$2,866 $3,439 $3,725 $4,012$2,579

$4,1 09s2,642 $2,935

$3,1 52

$3,229 $3,522 $3,816

6 Affordability analysis assumes 30 year mortgage, 6.5% interest rate and 20% deposit.
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5.4 Conclusion
The likely future buyers for apartments in this location can be characterlsed as:

r younger adults (aged 25-39);

. investors (i,e, rentersl;

. small households (lone persons and couples); and

. professionalsworking households.

These groups make up large proportions of the curfent apartment occupants in
North Sydney CBD which is likely to continue into the future. These groups are
also relatively price constrained and makê compromises on size of apãrtments ¡n

favour of price and accessibility to services,

The average unit price in North Sydney (suburbl was $645,000in 2:O12. This is
significantly higher than the Greãter Sydney average of 9498,0OO and
demonstrates the popularity of the area for residential accommodation, One
bedroom units generally achieve between $400,000 and $500,000 in ltlorth
Sydney, while two bedroom units generally ach'reve $650,000 to $750,000 which
is unaffordable for a largo proportion of North Sydney regidents.

i_1ir
ì ..r
r1

'-l
;-'ì



144-154 Pacific Highway and 18 Bery Street. North Sydney. Commercial and Residential Market Report I July 2013

6.0 Proposed Development
This section describes the proposed development, including the Planning Proposal
and development application sought for the site,

6.1 Planning Proposal
The Planning Proposal is seeking to reduce the required minimum non-residential
floor space to 1 .0:1(from 3.0:1) with no maximum non-residential FSR (currently
4,O:1). lf Draft North Sydney LEP 2012 is implemented prior to the
implementation of the Planning Proposal, this will only apply to 144-154 Pacific
Highway.

6.2 Development Application
The Development Application (DA) seeks consent for the following:

. 2,398m2 commercial floor space (over three storeysl;

. 2O4 residential units, including 41 studios, 101 x one bedroom units,6Oxtwo
bedroom units and 2 x three bedroom units; and

' Five basement parking levels.

Proposed Apartment Mix
The apartment mix proposed within the development is provided at Table 14

Table 14 - Proposed apartment mìx

Studios 69.6%

1 Bedioorn

1 Bedioom +

2 Bedroorn 29.40/a

2 Bedroom * Study

3 Bedroom 1Yo

Typical floor plates are provided are provided at Figures 6-7

41

68

JJ

58

2

2

Apartment Type No. of ,Aparlrnents % of Apartrnents
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Figure 7 - Example Floor Plate (Level 12l,
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7.O Land Use Mix Assessment
The Planning Proposal aims to reduce the required minimum non-residential FSR

from 3,0:1 to 1.O:1 Ío¡ 144-154 Pacific Highway (w¡th no maximum non-
residential FSR), With a site area of 1,686m2, this will reduce the minimum non-
residential floor space up to 3,372m2 on the site. The proposed development
includes 2,398m2 of non-residential floor space. With 4,55Om2 of non-residential
floor space currently on the site, the total non-residential floor space on the site
will reduce by a maximum of 2,864m'. At a rate of 24m2 per employee (as per

existing employment density ratesl, th¡s would equate to 120 employees,

The key reason for reducing the non-residential FSR is to ensure the development
outcome is economically viable. The provision of 3.0:1 in non-residential floor
space is not viable, particularly due to cost associated with amalgamating the site
(i.e. 4 Torrens title lots and 13 Strata title lots). Furthermore, the existing
development on the site is ageing and provides low quality commercial office
stock that is nearing the end of its lifecycle,

Economic viability is not sufficient justification alone for the amended non-
residential FSR. The key considerations in assessing the suitability of the reduced
commercial FSR are:

1 . Ability to ensure future demand for non-residential fioor space can be

accommodated elsewhere in the CBD;

2. Commercial in the mixed use area may compete and attract tenants away from
the cBD;

3. Suricunding context and precedence for reducing the non-residential FSR; anC

4. Srritability of the site for residential purposes.

7 .1 Future Denrand and Supply
Tlre future demand for conrmercial office floor spaee in North Sydney CBD is
approximateiy 160,000m'z to 190,0o0m'? by 2036 (clisct¡ssed in detail at Section
4.5). An additional 1,80Om2 wor-¡ld be required in North Sydney CBD tc replace
the jobs no longer proposed to be accommodated on 18 Berry Street ana 144-154
Pacific Highn,ay.

There are a number of approrred and poterrtial commercial office sites in the North
Sydney CBD. These sites lrave been identified and assessed (in reports prepared

for North Sydney Council) as having tlre capacity to provide 187,000m'zof
poterrtial additional comrnercial office fioor space under the current planning

controls. Furthermore, Council has acknowledged there are a number of other
sites in the CBD that would furthcr contribute to commercial olfice floor space'
These additional buildings provide the opportunity for commercial flcor space 'arell
in excess of the maximum future demand,

The subject site is therefore not required to provide a minimum of 3'O:1 of non-
residentiai floor space to meet the future demand for commercial office
development in the North Sydney CBD.

7 .2 Competition for Comrnerc¡al Floor Space
There is a lot of potential supply for commercial floor space in the North Sydney
CBD, particularly the sites that have been approved for large areas of commercial
floor space under Part 34. These sites r,vill compete for tenants over the coming
years, particularly ¡nitially to ensure pre-commitments and funding is achieved'
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The provision of significant commercial floor space outside of the North Sydney
CBD (including sites like 18 Berry Street and 144-154 Pacific Highway) will
increase competition for these tenancies, and make pre-commitments more
difficult for the larger approved buildings.

Sites in the mixed use precinct are also unlikely to be as attractive as tenancies
within the North Sydney CBD, particularly due to distance to the CBD and the
physical barriers of Berry Street and Pacific Highway. lf 18 Berry Street and 144-
154 Pacific Highway is required to provide at least 3.0:1 in non-residential floor
space, the tenancies are likely to struggle to be filled r,n,ithout competitive pricing

structures. This will attract tenancies away from the CBD and affect the viability
of a future project at 18 Berry Street and 144-154 Pacific Highway,

7 .3 Local Context and Precedents
The icw demand for commercial accommodation on the site anci immeCiate
surrounds has been demonstrated through a number cf recent Planning Proposals
which have reduced the requirement for non-residential floor space in the local
area. These projects demonstrate the following:

. The lack of market demand for commercial floor space in this location;

. A willingness cf North Sydney Council and the Department of Plar:ning &
lnfrastructure (DP&l) to consider the variation to the non-residential ¡ninimum
requirements in this locality; and

. The changing nature of the local area within the North Sydney CBD from a

commercial precinct to a rnixed use residential area. This transition to a

residential character also contributes to the difficulties of attracting commercial
tenants to the site c¡ue to its perceiveC futuie residentiai character.

A number of these Planning Proposals were allocated reduceC non-residentiai FSRs

in the Draft North Sr¡dney LEP 2C12 (or previous ìterations of the Drafi LEP), in

accordance w¡th following Planning Proposals. lt is understood a reduced non-
residential FSR vvas not envisaged fo¡ 144-154 Pacific Highway. The reduced
FSR was requested by Strand Estates Pty Ltd in a submission regarding the draft
LEP. Council's post-exhibition report ackno'¡¡ledged Strand Estates submission but
stated that "such en amendment should be considered independently of the Draft
LEP via a Planning Proposal. tt is recommended that Counci! encourage the
lodgernent of a Planning Proposal for 144-148 Pacific Highwav and t8 Berry
Street far iurther consideraîion". This report supports a Planning Proposa! as

requested by Council,

The relevant Planning Proposals and Development Appiications are ciiscusseci
below, and shown at Figuæ 8. These Planning Proposals demonstrate the
changing nature of the North Sydney CBD, particularly north of Berry Street where
a nt¡mber of sites fiave a nrininrum of 0.5:1 FSR of non-residentiai floor space.

Council gave various justifications and reasons for supporting the reduced non-
residentia! FSRs on these sites. These justifications equally apply to the subject
site and include:

. lt wiil reflect the current market dernand in the lor:ality;

. lt will maintain the mìxed use character of the area;

. it \r-ili benefit the local community bir increasing the amount of resìdential
accommodation in waiking distances cf services;

' lt is consistent with the Metropoi¡tan Strategy as it vsill provide more housing in
existing centres;

. lt is consistent rvith a ni.rmber of other Planning Proposals in the loca! vicinity;
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It is located in the mixed use zone which is a transition between the
commercial core and the residential areas;

It is consistent with neighbouring buildings; and

The greater uptake of residential apartments will contribute to the vibrancy of
the North Sydney CBD.

Furthermore, Council staff have acknowledged the current approach to non-
residential development in mixed use areas, as shown in the North Sydney Centre
Review 2013 - An lntroduction for Councillors "ln existing míxed use parts of the
Centre, Council has actively sought to increase the potential for propert¡es to
redevelop by allowing developments to provide less commercial space in favour of
more residential. Th¡s has already led to a number af site specific planning
proposals being lodged to make previously unviable development opportunities
more attraetive to owners/developers". This statement similarly applies to 144-
154 Pacific Highway and 18 Berry Street, North Sydney,

I
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Figure I - Surrounding Planning Proposals ancl/or DAs

12-16 Berry Streat, North Sydttey
12-16Ber¡y Street, North Sydney irnrnediately adjoins the site (to the'¡rest).
12-16Berry Street r¡¡as subject to a Planning Proposal to reduce the non-
residential FSR from 3.0:1 - 4.O:1 to 0.5:1. This represented the proposed

controls for the site as part of the Draft North Sydney LEP 2009. The Planning
Proposal came into effect on 5 August 201 1 .

Prior to the Planning Proposal, the site was occupied 2 x lau¡ storey commercial
buildings. Coulrcil found the reduction in non-residential fioor space acceptable as

it "will maíntaín the míxed use characte¡ of the area, with the increase in
residential floor space mereíy reÍleeting the cu¡rent market demand in that
particular area."7

El tsets8 Pacific Highway

ã ztt-zz3 Pacific Highway

l-l t¡+¡so Walker Street
t t 226 Miller Street

7 North Sydney Council report of 19 January 201 1
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156-158 Pacific Highway, North Sydney
156-158 Pacific Highway, North Sydney immediately acìjoins the site (to the
north), The site was subject to a Planning Proposal to reduce the non-residential
FSR from 3.0:1 - 4.0:1 to 0.5:1, This represented the proposed controls for the
site as part of the Draft North Sydney LEP 2009. The Planning Proposal came into
effect on 7 October 201 1.

Prior to the Planning Proposal, the site was occupied by a vacant lot (No. 1 56) and
a two storey commercial building (No, 158). Council found the reduction in non-
residential floor space acceptable as iT " will directly benefit the local community by
íncreasíng the amount of permanent residential accommodation and local
economy... ín líne wíth the provÍsÍons of the Metropolítan Plan for Sydney 2036
which aims to locate 8O/o of new hausing w,ithin walking distance to centres."s
The Council also noted similar reasons to support the Planning Proposal as for 12-
18 Berry Street, l.lorth Sydney (as outlined abovel.

211-223 Pacific Highway, North Sydney
21 1-223 Pacific Highway, North Sydney, is opposite the site, across the Pacific
Highway. The site uras subject to a Planning Proposal to reduce the minimum ncn-
residential FSR from 3:1 to 0.5:1 , the maxirnum was to renrain at 4:1 . This was
consistent lvith the controls proposed for the sight under the Draft North Sydney
LEP 20C9. The Planning Proposal came into effect on the 12'h Octaber 2O12.

Prior to the Planning Proposal the s¡tes were usecl for commercíai Þurposes.
Councíl found the reduction in non-residential FSR acceptable as "The reduction of
minimum non-residential floor space was introduced for a number of sites under
DLEP 28 vtithin the North Sydney Centre, to prcvíde added flexÍhilíty for these
sìtes. Simiiar Ptanníng Prcposals Ín the No¡th Sydney Centte have been eonsidered
reeently by Council at 7 2-16 Berry Street, 239-2.47 & 156-158 Pacific Highway,
144-150 lUaiker Street, and 225 Mitler Street, North Sydney. These Planning
Preposals all sought to decrease the minìrnum non-residential FSR on their sites ta
O.5: ,t. As these Plan¡¡ing Propcsals have refiected the proposed provisíons untier
DLEP 2409, Councit and the DoPl have been supportive of them."e

239-247 Pacific Highway, North Sydney
239-247 Pacific llighv'ray, North Sydney, is on the eastei"n side of the Pacific
Higho;ay, approximately 140 metres from the site. The site was subject to a

Pianning Proposal to reriuce the minimunr non-residentiai FSR from 3.O:'¡ to O.5:1.
This represented the proposed controis for the site as part of the Draft North
Sydney LEP 2009. The Flanning Proposal came into effect on tlre 14il'October
2011.

Prior to the Planning Proposal, the site uvas occupied by three buildings with a
combined non-residential FSR of 2,15Om2, the proposal will reduce this to
791m2. Council found the reduction in non-residential fle¡or space acceptable as
it "is consistent with the desired future characte¡ of the North Sydne,¡'s CBÐ. The
s¡te is located in ihe mixed use zone whích ís eha¡aete¡ised as a transîtÌonal zone
between the eommercîal core of the CBÐ and the ¡esidential development
surrounding the development. The density achieved is considereti ta be
appropriate within this ntixed use area u¡tder transiiion in v¿hich the s¡te ís laeatecl
takíng into account the controls, envíronmental and growing urban context in
close proximity to North Sydney Station.ro

I North Sydney Council report of 1 9 January 201 1

s North Sydney Council Report i 2 l\4arch 2012

10 JRPP (Sydney East Region) Business Paper 6 July 201 1 - ltem No. 201 1 SYE050
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136-140 Walker Street, North Sydney

136 and 138-140 Walker Street is approximately 3OOmetres to the east of the
subject site. The site was subject to a Planning Proposal to reduce the non-

residential FSR from 3.0:1 to 4.0:1 to 0.5:1. This represented the proposed

controls for the site under the Draft North Sydney LEP 2009. The Planning
Proposal came into effect on the 1 1 February 2O11.

Prior to the Planning Proposal, the site was occupied by two low rise residential
flat building. Council found the reduction in non-residential floor space acceptable

as "the site is located at the interface between the North Sydney CBD and the
residential area of North Sydney. The site is located ín close proxim¡tY to the

commercial and mixed use buildings ...the Planning Proposal will maintaìn the
mixed use character of the area, with the increase in residential flcor space being
consístent wíth the neìghbouríng buildíngs"1'

225 Miller Street, North Sydney

225 l{liller Street is located approximately 23O metres to the north-east of the
subject site. lt was subject to a Planning Proposal to change the minimum non-

resldentia! floorspacefrom3.0:1 to0,5:1. ThePlanningProposal allowedtheuse
of approved serviced apartments as residential apartments. This represented the
proposed controls for the site under the Draft l.lorth Sydney LEP 2O09. The

Planning Propcsal came into effect on the 4'h December 2009.

Prior to the Planning Proposal, the site was under construction for use as a 1 9

storey mixed use building with 73 residential units, 19 serviced apartments and

450m2 of commercial space. North Sydney Councii found the reduction in non-

residentiai flocr space acceptable as "/f ¡s considereci that a greater uptake of
resídentìal apattrnents Ín thís area would conttíbute to tlte víbrancy of the [Vortk

Sydney CBÐ. The site itself is loeated w¡thín walking distance of North Sydney
Raitway Statian and public transport ioutes, as well as being well laeated withín
close proxlmity to many other services.

"llnder the provlsions of the NSW Metrapolitan Stategy, North Sydney is reguired
to proviCe an aclditianal 5,5OO dwellings bV 2O31. The co¡tversion of 24 serviced
apaftments to residential apartments wíll assist North Sydney Council achieve thís
quota."

"The reduction of the required minimum non-resirientiai floor space was intrsduced
for a number af mixed use sites in the fringe of the commereial core to provide
flexible redevelopment eptions for these sites". 12

7 .4 Suitability for Residential Development
The site is suitable for mixed use residential Cevelopnrent for the fcllowing
reasons:

. The síte is located in the Mixed Use zone. which permits apartment buildings;

. The site immediately adjoins, and is opposite, a number of predominantly

residentíal buildings;

. The site ¡s part of the transition area between the commerciai core and the
neighbouring residential areas;

. The site is within walking distance of the services and facilities of North
Sydney CBD; and

11 North Sydney Council report 25ô August 2010

t2 North Sydney Council report 1 7û November 2009
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Residential development is in accordance with market demand for development
in this locality.

The site is also generally unsuitable for commercial floor space due to:

. the topography of the site - which does not atlow for large floor plate and
efficient tenancies, particularly on the lower levels of the build¡ng; and

. the site immediately adjoins residential buildings - which may cause conflicts
between the residential and commercial occupants, to the detriment of one or
both occupants.

JBA understands these issues are addressed further in the Planning Proposal
documentation.

7 .5 Conclusion
The proposed non-residential FSR is suitable for the site for the following reasons:

F ,-i

t.-1

¡11
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8.0 Apartment Mix Assessment
The development proposes to refine the numerical apartment mix by increasing the
number of studios and one bedrooms and reducing the number of three bedroom
apartments as summarised in Table 15 below. The proposed apartment mix differs
from the recommended mixes under DCP 2OO2 and Draft DCP 2012.

Table 15 - Comparison of proposed dwelling mix with North Sydney DCP 2OO2 and DCP 2012
Controls

Studio 20.1o/ù

I bedroom 49.5?6

2 bedroom 29,4D/o

3 þedroom 1,00io

8. 1 Assessment

8.1 .1 Objectives
The controls Íor nrixed use eieveiopnrent in DCP 2002 are informed by a number

of objectives outlined at Sectiûn 6.0, with those that are relevant to apartment
mix being;

. To provide a dweliing mix that achieves an on-site dwelling density contributing
to energy efficient design and residential amenity.

. To provide a choice in the rnix of dwelling sizes and in the range of
affordability.

The objective of ciause 2.2.3 oÍ Draft LEP 2012 is:

. To provide a mixed residential papulation in terms of age, gender, household

type and size, education, income and employment, including households with
children, households on low to moderate incomes, households v'tith aged or

disabled persons.

The proposed apartment mix is consistent wíth the objectives outlined above as

tl're proposal:

. Ensures new housing supply is appropriate to the current and future residential

population based on an analysis of the age, household type, occupetion,
education level and incomes of existing and future residents;

. lnereases population density in a location that is readily accessible by walking
and public transport to employment, services and lifestyle destinations, thereby
redr.rcing energy usage associated with transport;

. lmproves residential amenity allowing more dwelllngs to be provided in a

locality with high amenity;

. Promotes smaller householC sizes thereby reducing energy demand associated

with heating and cooling; and

. Provides a range of housing appropriate to the anticipated buyer profile,

ensuring dwellings are constructed and priced appropriate to the needs and

budget of the buyer profile,

15o/omâx 10-20Yo

30% max 25-35Yo

3545%40o/o max

10-20Yoi5olo min

Proposed
Development

Dwelling Type Draft DCP 2012DCP 2002
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8.1.2 Controls
Both the North Sydney DCP 2OO2 and the Draft North Sydney LEP 2012 require
the submission of an "authoritative analysis of current and future market demand"
to support any substantial variations to the defined apartment mix controls. This
document fulf¡ls that requirement. The Draft DCP 2OO2 requires that this analysis
must "support" the variations to the apartment mix, whilst Draft LEP 2O12
requires that the analysis should demonstrate that the LEP's suggested mix "is not
reasonable".

This assessment considers that the proposed dweiling mix (69.6olo studio and one
bedroom apartments) is supported on the basis of the site location, likely br.ryer
profile, dwelling characteristics and existing mix of housing stock within North
Sydney.

Requiring the provision of more two and three bedroom apartments r¡¡ithin this
location is considered unreasonable, as a provision of mcre larger-sized apartments
does not reflect the buyer profile for the site. Nor do two or three bedroom
êpartments reflect products that are affordable for the local home buyer.

Providing more two and three bedroom apartments would also create greater
cornpetitior'ì (and therefore pricing) for a reduced amount of sn:alier apartments,
thereby decreasing affordability of the studios and one bedroom dwellings. At the
same time. the market¡ng of two anci three bedroom apartments would be difficult
as the rnarket for this product type rvould be limìted, thereby imoacting upon
development feasibility.

Site Location
The sìte is ideaily located to support increased resielentìal densities. The site is
locatecl on the edge of the main CBD area, piacing future resioents vvithin close
w'alking distance of employment, educatìÐna! facilities, recreation area¡, services
and dining. Existing infrastructure, and particuiarly pubilc transport. is in place and
is capabie of accommodating greater residentiai development within the immediate
area.

l¡rcreaseci residential densities can be achier,'ed with¡n exist¡ng built form controis
by redneing aFîartment sizes to accornmcdaîe mcre siudio and one bedrocm
apaítments.

Llkely Future Buyers
Based on the anaiysis in SectionS.0 above, the likely fr-iture buyer for ner¡".

apartments in Ncrt!¡ Sydney u¡ill bel

r younger adults (aged 25-39);

' investors (i.e. occupied by renters);

. small households (lone persons and couples!; and

. professionals workers.

These groups are generall¡, price-constrained due to their younger age and career
progressìon, ancl require less living space ciue to their smaller household size (86%
of apartments in North Syciney are occupied by only one or t\¡/o persons).

Lone person households and couples con¡bineci occupv aver 75"/o of apartments in
l¡oth North Sydney suburb and North Svdney LGA.

+o JBA ¡ J3302
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Dwelling Characteristics
The buyer profile identified is likely to demand dwelling types which suit their
needs and expectations of the area, namely:

. smaller apartments suiting lone person and couple households;

. affordable apartments which are within the relevant price constraints; and

. well-designed apartments which offer convenience and functionality'

Lone person households and couples account for over 75o/o of dwellings in North
Sydney suburb and North Sydney LGA. These household types generally seek
smaller dwellings, however, the DCP 2002 controls specify that studios and one
bedroom dwellings do not exceed more than 45o/o of dwellings. The Draft LEP

2O12 controls are more flexible and allow these dwellings to account for up to
550/o of total dwellings, however, this apartment mix still does not fully reflect the
profile of existing residents and likely buyers.

Existing Mix Elsewhere ¡n North Sydney

Despite the proposed variation to the apartment mix control on thls site, the mix
of apartment sizes across the North Sydney LGA will continue to provide a range

of apartments to suit larger househoid types (i.e. families). V/ithin the North

Sydney LGA 69olò of all apartments ere 2 + bedrooms, providing ample
opportunity for prospective purchasers/occupants of larger apartrnents.

8.2 Precedents
Strong demand for srnaller dwelling types has been demonstrated through a

number of recent Development Applications '¡¡hich ha'¡e sought (and receirred) a

variation to the dwelling mix controls. These projects demonstrate the follov'ring:

¡ A strong market for smaller units (i.e. studios and one bedroom units);

. The suìtability of the area to accornmodate higher density dwellings due to the
employment, accessibility and arnenities available in the local area;

. Council's willingness to consider variations to the d'¡elling mix contrcls; and

. The êttractiveness of the area to snraller household types (singles and eouples)

The projects are summarised at Table 16 and demonstrate Council is vr'illing to
support an apartment mix similar to what is proposed for the subject site. The red

text denotes a variation from the DCP controls.

Table 16 - Apartment mix precedents

Draft DCP Control 10-24%

12-16 Berry Sheet, North 4o/o

520 Miller Street, 14Yo

200-220 Pacific Highway, Crows

Nest

51-53 Chandos Slreet, St Leonards

156-158 Pacific Highway, North

6-1 6 Atchison Street, St Leonards

621 Pacific St Leonards

1 1-19 Streei, St Leonards

221 Miller Street, North

1.4Yo

0To

15o/o

7 5o/o

\Yo

SYo

35-450/a10-20% 25-35%

25Yo 40Yo10t8t11 48

22o/o

31Yo

27Yo 36%714t10 36

207 180/o 52o/o 28o/o1M1

18t5111 32 9o/o 53Yo 38o/o

40 ïYo 48o/o 38Yo

38a/o

7t9t11

2712113 173 17% 37Yo

33%7¡11t12 72 50% 17o/o

45Yo 31o/o3t10112 79 17o/o

34o/o 41Yo3t4t13 414 23Yo

Date of
Approva I

No. of
u nits

1 bed
units

2 bed
units

3 bed
units

Site Stud ios

Source: Srrand Estates fty Ltd

2To
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Table 12 demonstrates support for a number of projects that vary the dwelling
mix. ln partiÇular, there are a number of projects that provide a greater proportion
of smaller dwellings types (i.e. studios and 1 bedroom units. The maximum
proportion of studio and 1 bedroom units under the Draft DCP controls is 55%.
However. a number of projects exceed this proportion with up to71o/o of
apartments provided as studios and 1 bedroom units, These projects include:

. Over 60%0 units provided as studios or one bedroom units:

- 239-247 Pacific Highway, North Sydney;

- 2OO-22O Pacific Highway, Crows Nest;

- 51-53 Chandos Street, St Leonards;

- 621 Pacific Highway, St Leonards; and

- 1 1 -1 9 Albany Street, St Leonards.

. 55-60% units provided as studios or one bedroom units:

- 12-16 Berry Street, North Sydney; and

- 221 Miller Street, North Sydney,

8.3 Conclusion
This study has been carried out in accordance with the requirenrents of clause 6.1
of North Sydney DCP 2OA2 and clause 2.2.3 of Draft North Sydney DeP 2012. lt
is evident that the proposed mix of 69,6% studio and one bedroom apartments is
appropriate and supported on the site given the characteristics of the location and
the likely buyer profile as discussed in Section Lt. P¡oviding a higher mix of two
and three bedroom apartments would be unreasonable as th¡s would impact upon
housing affordabilit¡, and development feasibility. As discussed in Section 8.?,
there are a number of precedent examples where Council has supported the
provision of a higher proportion of studio and one becjroom apartments w¡thin
major centres in the North Sydney LGA. ln light of the above, the picposeci
apartment mix should be supported by Counc!|.
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9.0 Conclusion

Land Use Mix
The Planning Proposal aims to amend the non-residential FSR required on the site
fromaminimumof 3.0:1 andamaximumof 4.0:i toaminimumof 1.0:1 (with
no maximum non-residential FSRI. The non-residential FSR is suitable for the site
as it is not required to meet the future demand for commercial floor space in the
North Sydney CBD, as demonstrated below:

. North Sydney CBD is to accommodate approximately 14,800 additional jobs by
2036, A proportion of the additional jobs will be accommodated within
improved efficiencies in the existing floor space, resulting in a requirement for
additional f loor space to accommodate approximately 1 0.5 1 5 to 1 2,665
additional jobs.

. At 1 5nr2 per job, this equates to approx¡mately 160.000m' to 190,000m'? of
additional office floor space demand in North Sydney CBD by 2036.

. There are a three approved projeets w'ithin North Sydney CBD that w¡ll
acconrmodate a significant proportíon of the required future commercial floor
space. These projects include a net increêse of approximately 1 16,O00m2 of
commercial floor space.

. Previous studies undertaken for North Sydney Council indicate other sites (not

including the subject site) in North Sydney CBD currently have capacity for an

additional 71,0O0m2 in development scenarios that are considered
economically viable and possible under the draft North Sydney LEP controls.

. Therefore, the future conrrnercia! capacity r¡¿ittrin the lJorth Sydney CBD is
likely to achieve 187,000rn'zby 2036. This meets the demand for additional
commercial office flocr space.

There are aiso a number of precedents ai"cund the site where Counci! has

accepted a reduced non-residential FSR. These precedents demonstrate the lack
of market for commercial offices in this location, the suitability of the area for
residential development and Council's willingness to progress sirniiar Planning
Proposals.

Apartrnent h,4ix

The proposed development varies the existing and draft North Sydney DCP

controls relating to apartment mix. Specificaily, the proposed development
includes a larger proportion of smalier unit types (i.e. studios and one bedroom
units) which resuit in fewer larger unit types (i.e. two and three bedroom units)

The proposed apartment mix is suitable for the site within the North Sydney CBD
for the following reasons:

. the smaller unit types will be more affordable for the local residential market;

. the site is highly accessible and is ideal to accommodate increased densities;

. likely future buyers will favour smaller dwellings types (particularly lone end

couple households); and

. there is sufficient existing diverse supply across the North Sydrrey CBD.

Furthermore, there are a number of precedents whereby the JRPP has recently
appro.red a number oÍ projects that include a similarly high proportion of studios
and one bedroom units (i.e. between 60-7Oo/ol. This denronstrates the market
characteristics in the area, particr-rlarly relating to the increased affordability (and

therefore market) for smaller unit types.
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