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Executive Summary

This Economic Impact Assessment is prepared fo provide analysis of the economic impact of the
residential components of the proposed development at 4-16 Northwood Road, 274 and 274A
Longueville Road, Lane Cove. The assessment will address a number of key economic benefits of
increasing density and the associated dwelling types of the proposed development.

HOUSING DEMAND DRIVEN BY POPULATION AND DEMOGRAPHIC
TRENDS

Population growth for the Lane Cove Local Government Area (LGA) is forecast at 6,066 between
2006 and 2036, representing a growth of 19.1% with an expected population of 37,787 in 2036;

There is an increase in younger first home buyer and retiree groups seeking smaller more affordable
dwelling types; and

Recent migrant data indicates new residents have relatively higher incomes, showing that the income
level required to purchase a house and rent in the Lane Cove LGA has increased.

IMPROVED HOUSING AFFORDABILITY THROUGH A DIVERSITY OF
HOUSING PRODUCTS

There is demand for higher density type housing products, driven by affordability issues and strong
price growth, in Lane Cove’s housing market;

Price growth in Lane Cove for strata units is outstripping similar LGAs and the wider region;
Sales volume have maintained within 500 to 600 per year despite the increase in price point; and

There is a significant increase in rent per week in Lane Cove LGA, specifically 8.3% for one bedroom
apartments and 20% for three bed room apartments.

DWELLING MIX DIFFERENTIATED FROM EXISTING AND PLANNED
COMPETING DEVELOPMENT

The proposed development contains a smaller average dwelling size, differentiating it from existing
and new developments in the area which contain large dwelling types; and

It is expected that this smaller dwelling type will improve affordability and housing type diversity within
the Lane Cove LGA.

ACTIVATION OF THE NORTHWOOD NEIGHBOURHOOD CENTRE

REI
L EXECUTIVE SUMMARY

Increased population as a result of the development resulting in retail spending of $2.26 million per
year;

This increased spending will aid in the activation of the Northwood Neighbourhood Centre through
additional sales being directed to existing local shops and the creation of new neighbourhood shops
or supporting ground floor retail included in the proposed development;

The proposed development density at an FSR of 2.5:1 will facilitate a higher local population and
therefore approximately 150% more spending potential than would otherwise be available under
current planning controls for the site;

Increasing the density on the subject site will help support additional local retail provision within the
Northwood Neighbourhood Centre, which in turn will improve the convenience and amenity for
surrounding local residents; and

NORTHWOOQOD ROAD - EIA - FINAL - 0910 (2)



* Encouraging mixed use neighbourhood centres has several benefits that will help meet the objectives
in Council's DCP Part D — Commercial and Mixed Use Localities (Locality 2 - Northwood
Neighbourhood Centre). They are as follow:

— Economic Benefits: improvement of housing choice and affordability énd provision of local
employment opportunities for residents. Improved retail choice and vitality through broadening
the retail offer to include missing elements such as convenience supermarket and food &
beverage.

— Health Benefits: improving the overall offer of the Northwood Neighbourhood Centre provides
walkable access to retail facilities for the vast majority of Longueville and Northwood residents
located over 1km from the next retail centre of Land Cove. Increased walking leads to health
henefits for the community.

- Environmental Benefits: mixed use neighbourhood centres reduce the reliance on cars, thereby
reducing petrol consumption costs for residents and carbon emissions.

— Social Benefits: well-serviced walkable mixed use centres encourage use of integrated public
transport. The scale of the development will also create a landmark gateway for the Northwood
Neighbourhood Centre.

CONSTRUCTION AND RETAIL EMPLOYMENT

= Employment during the construction phase of this project is estimated at providing 116 fulltime
equivalent positions, generating an expected $6.7 million in annual wages; and

* Employment - once the retail component of the development is operational - is expected to generate
89 positions, generating $3.6 million in wages per annum.

CONCLUSION

The Northwood Neighbourhood Centre has failed to reach its potential with the current surrounding
development and population profile. An opportunity is available to improve the overall vitality of the
centre and its relevance to the local community by encouraging mixed use development at a scale that
helps support a diverse local retail offer. The proposed development should be maximised on sites that
can support it, particularly given the fragmented nature of the Centre.

The population base provided by the proposed development at 4-16 Northwood Road, 274 & 274A
Longueville Road, will be essential to providing the catalyst for renewal of the Centre,

The following analysis will explore these topics in more detail, providing a summary of the economic
benefits associated with the proposed development and the suitability of the proposed dwelling type for
the local housing market. '

M o LRBIS
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Introduction

Urbis have been engaged by EG Property Group to conduct an Economic Impact Assessment (EIA) of

the residential components of the proposed mixed use development at 4-16 Northwood Road, 274 and

274A Longueville Road, Lane Cove. By road, the subject site is located 3.6 km from St Leonards Station,

6 km from Chatswood Station and 10 km from the Sydney CBD.

= The EIA will focus on the role of the residential redevelopment of the site in the wider context of the
Northwood Neighbourhood Centre and benefits from increased activation of this centre, as well as the
benefit of providing more affordable housing options within the community.

» The study will review the policy context of the proposed development, including the 2036 Metropolitan
Plan, the 2007 draft Inner North Subregional Strategy's employment and housing targets and
objectives as well as the Lane Cove 2009 Local Environmental Plan (LEP 2009);

= Development site context with an overview of the development profile, surrounding retail/employment
centres and the sites access to public transport;

= Population and demographic overview looking at a migrant catchment and its demographic profile;
= The Lane Cove LGA, demographic analysis and household/family profile, including:
-~ Demographic and population profile, including age and income; and

— Lane Cove housing market overview, including household and dwelling profile, including dwelling
structure, and ownership as well as household type.

= Understand both the comparable housing stock planned for and what is currently on the market, as
well as a long-term dwelling supply. This component will specifically involve:

— How the proposed Northwood development compares to the broader market;
— Identify competing developments within the study area; and

— Provide a detail profile of competing development, including sales rates, pricing and competing
amenity.

= Housing affordability analysis for both home buyers and the rental market;
» [Increases in retail spend due to growth in population as a result of additional housing stock;

» The expected employment growth associated with the construction of the proposed development and
ongoing operation of its retail component; and

= Vitality and viability benefits generated by the development for the Northwood Neighbourhood Centre.

URBIS
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1 Policy Framework

The following section outlines the policy framework that the subject site sits within, with an outline of the
Metropolitan Plan for Sydney 2036, the 2007 draft Inner North Subregional Strategy and the Lane Cove
Local Environmental Plan 2009.

1.1 METROPOLITAN PLAN FOR SYDNEY 2036
The Metropolitan Plan for Sydney is a long-term urban framework designed to manage Sydney's growth

until 2036. The latest version, the 2036 Plan, has built on previous strategies including the 2005 ‘City of
Cities' and 2031 Plans. Key principles for development in the 2036 Plan are:

= Stronger cities within the metropolitan area;

* A strong Global Economic Corridor;

* More jobs in Western Sydney;

= Contain Sydney's urban footprint;

= Major centres will emerge as jobs, service and residential locations;

» Fair access to housing, jobs, services and open space;

= Connected centres; and

» Better connected and stronger regions.

In addition to general principles to guide Sydney's urban development, the 2036 Plan has set targets to:
* Establish no new greenfield fronts for Sydney;

* Increase proportion of homes within 30 minutes of jobs in Major Centres via public transport;

= Build 70% of new homes within existing areas;

= Develop greater density around existing public transport nodes;

*  Build 80% of new homes within a walking catchment of existing and planned centres of all sizes with
good public transport;

* Locate 50% of planned employment capacity in Western Sydney;
* Plan land use and service provision for 770,000 new homes by 2036; and

* Provide an additional 760,000 jobs by 2036.

1.2 DRAFT INNER NORTH SUBREGIONAL STRATEGY

As a part of the Metropolitan Plan for Sydney, subregions were identified to translate the wider strategy
into LGA groupings. The LGAs covered by the Inner North Subregion are Hunters Hill, Lane Cove,
Mosman, North Sydney, Ryde and Willoughby. The draft Subregional Strategies, which were completed
following the 2031 Plan, provide a framework for councils to develop LEPs consistent with broader urban
strategy. The seven strategies outlined in the draft Inner North Subregional Strategy are:

* Economy and employment;

* Centres and corridors;’

URBIS
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=  Housing;

= Transport;

=  Environment, Heritage and Resources;
= Parks, Public Space and Culture; and
= |mplementation and Governance.

1.2.1  DRAFT INNER NORTH SUBREGIONAL STRATEGY — EMPLOYMENT

Relevant to the proposed development are the housing and employment targets attributed to the Inner
Northern Subregion and to Lane Cove LGA specifically. Employment within the subregion is expected to
experience an increase of 60,000 by 2031, a growth of 26%.

TABLE 1 - EMPLOYMENT CAPACITY TARGETS TO 2031 FOR THE INNER NORTH SUBREGION
EMPLOYMENT CAPACITY TARGETS FROM

LOCAL GOVERNMENT AREA 2001 TO 2031
Hunters Hill 300
Lane Cove 6,500
Mosman 1,300
North Sydney 15,000
Ryde . 21,000
Willoughby 16,000
Total 60,100

Source: Draft Inner North Subregional Strategy, Economy and Employment (2007)

Employment lands are zoned land reserved for employment functions. These can be broken down into
specific employment land subgroups representing different types of employment use. These include:

= Freight and Logistics.

= Local Industry.

= Manufacturing—Light.

*  Manufacturing—Heavy.
= Utilities/Urban Services.
* Business/Office Parks.

These employment uses are focused around Willoughby and Lane Cove LGAs, reflecting the relatively
limited supply of zoned employment lands.

UREIS 3
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TABLE 2 — ZONED EMPLOYMENT LAND, INNER NORTH SUBREGION
CHANGE BETWEEN 1987 AND

LOCAL GOVERNMENT AREA ZONED LAND 2001
Willoughby 94.4 -6.8
Lane Cove 65.1 -0.4
Ryde 31.9 -141.5
North Sydney 24 -17.8
Mosman 0 0
Hunters Hill 0 -8.3
Total 193.8 -174.8

Source: Draft Inner North Subregional Strategy, Economy and Employment (2007)

This land is focused around seven Employment Land precincts, grouping industry and businesses around
shared infrastructure and encouraging economies of scale through co-location of similar employment land
subgroups. The seven Employment Land precincts are located at:

TABLE 3 - EMPLOYMENT LAND PRECINCTS, INNER NORTH SUBREGION

EMPLOYMENT LAND TYPE AREA (HA) LGA
PRECINCT

East Chatswood Local Industry 26 Willoughby
Lane Cove West Industrial Manufacturing — Light 56 Lane Cove

Utilities/Urban Services,
Artarmon Industrial Area Local Industry, 60 Willoughby
Manufacturing - Light

Gore Cove Freight and Logistics 3 Lane Cove
West Ryde Local Industry 7 Ryde
Gladesville Local Industry 23 Ryde
Former ADI Site, Ryde Local Industry - Maritime 1.5 Ryde

Source: Draft Inner North Subregional Strategy, Economy and Employment (2007)

The change in employment land between 1987 and 2001 is consistent with the tendency for industrial
land to relocate along freight and logistics corridors and industrial hubs in Western Sydney. Forecast to
increase however are the high order employment industries located in the four major strategic centres
identified in the draft Inner North Subregional Strategy. Table 4 outlines the locations of these hubs, their
employment bases as of 2001, their specialisations and projected employment targets by 2031.

: URBIS
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TABLE 4 - INNER NORTH SUBREGION, EMPLOYMENT HUBS

. = EMPLOYMENT EMPLOYMENT
CENTRE TYPE INDUSTRY
(2001) (2031 TARGET)
Communications,
North Sydney Global City Finance/Insurance and 49,000 60,000
engineering services.
Health Services &
St Leonards Specialised Centre Research and 25,100 33,300
Education
; Hi-Tech and Higher
Macquarie Centre Specialised Centre s 32,200 55,300
Education
Retail and Commercial
Chatswood Major Centre 23,000 30,300

Office space

Source: Draft inner North Subregional Strategy, Economy and Employment (2007)

1.2.2 DRAFT INNER NORTH SUBREGIONAL STRATEGY — HOUSING

The draft Inner North Subregional Strategy establishes a housing target of 30,000 additional dwellings by
2031. The strategy to accommodate this additional housing stock is to focus new development around
nominated centres, with a balance between infill and greenfield housing. The most popular is detached
dwellings representing 42% of total housing stock, which is however significantly lower than the Sydney
Greater Metropolitan Region average of 60%. This is driven by the presence of higher density types of
housing along the Pacific Highway, which is well serviced by bus routes and in close proximity to train
stations along the North Shore Line.

Specific dwelling targets for the LGAs comprising the subregion have been developed, so increases in
service provision can be estimated over the next 25 years. This breakdown of dwelling targets consists
of: .

TABLE 5 — ADDITIONAL DWELLING SUPPLY BY 2031

LOCAL GOVERNMENT AREA ADDITIONAL DWELLINGS BY 2031

Hunters Hill 1,200
Lane Cove 3,900
Mosman 600

North Sydney 5,500
Ryde 12,000
Willoughby 6,800
Total 30,000

Source: Draft Inner North Subregional Strategy, Housing (2007)

The draft Inner North Subregional Strategy - Housing does not recommend a specific housing format for
the Inner North, however requires that there be a 40-60 split between greenfield and infill development
across the Sydney metro region, with 80% of this stock within 30 minutes of a centre by public transport.
Given that the Lane Cove LGA is an ‘established’ area, additional housing stock would be ‘infill’
development, with a higher density format used to achieve housing growth targets within the LGA. While

URBIS ]
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there are no prescriptive targets with regard to density, the strategy does expect that higher density
housing types will be available closer to centres. The strategy acknowledges that this will be assessed on
a case-by-case basis, with consideration for market demand and supply of residential products as well as
potential supply side constraints that may restrict development options.

1.2.3 LANE COVE LOCAL ENVIRONMENTAL PLAN 2009

Lane Cove Council finalised their revised LEP in 2009, updating the previous 1987 LEP. The new LEP
was updated to align Council's statutory restrictions with the strategic direction and targets outlined for the
LGA in the draft Inner North Subregicnal Strategy. These targets include:

* 3,900 new dwellings, in close proximity to shops and‘ transport; and

= 8,500 new jobs, mainly located in St Leonards and Lane Cove Waest Business Park.

The subject site is currently zoned B1 ‘Neighbourhood Centre’, with the objectives of;

— To provide a range of small-scale retail, business and community uses that serve the needs of
people who live or work in the surrounding neighbourhood;

- To encourage urban design maximising attractive public domain and adequate circulation space
throughout the neighbourhood centres for current and future users; and

— To ensure that landscaping is a significant element in public and private development viewed
from the public domain.

While residential development is not included, the proposed development is a ‘mixed use,’ with the
residential component likely to provide increased retail spending within the Northwood Neighbourhood
Centre, one of the stated objectives..

URBIS
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2 Development and Site Context

This section outlines the development and the context within which it sits, notably local employment hubs
and transportation.

2.1 DEVELOPMENT PROFILE

The proposal for 4 - 16 Northwood Road, 274 and 274A Longueville Road, Lane Cove is a mixed use
residential and retail development, adjacent to the intersection of Longueville Road, River Road West,
Northwood Road and Kenneth Street. Located in the middle of the Northwood Neighbourhood Centre, it
is expected that the retail floor space will serve the convenience needs of local residents within likely
catchment areas at a neighbourhood level.

The proposed development has an indicative GFA of approximately 11,165 sq.m. This includes a total of
1,460 sg.m of retail floor space over two levels — 460 sq.m of retail at ground level and 1,000sg.m at
lower ground level. The development has an FSR of 2.5:1, representing a level of density higher than
typical of surrounding residential development.

The proposed development also contains approximately 105 units, occupying a GFA of approximately
9,705 sq.m. The indicative dwelling mix consists of 46% studio units, 17% one bedroom units, 19% 80
sq.m two bedroom units, 14% 95 sq.m two bedroom units and 4% 115 sq.m three bedroom units. As
outlined below in Table 6, the total Net Floor Area (NFA) for the proposed developments residential units
equates to 7,055 sq.m.

TABLE 6 ~ PROPOSED DEVELOPMENT, INDICATIVE HOUSING MIX

HOUSING TYPE NUMBER NET FLOOR AREA (SQ.M)
Studio 48 2,400

One Bedroom Unit 18 1,170

Two bedroom Unit (80 sq.m) 20 1,600

Two Bedroom Unit (95 sq.m) 15 1,425

Three Bedroom Unit (115 sq.m) 4 460

Total 105 7,055

Source: Urbis, EG Property Group

Adjacent retail development consists mainly of local shops and service stations. On the opposite side of
Northwood Road, between the Kenneth Road and Northwood Road intersection, are 'neighbourhood
centre’ zoned lots currently occupied by local retail outlets.

Directly south of the subject site is the Riverview Animal Hospital. The site is adjacent to the following
recreational uses and open space:

» |ongueville Sporting Club;

= Central Park;

» Lane Cove River Road Tennis Centre; and

= Lane Cove Country Club.

URBIS ) ~
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2.2

RETAIL AND EMPLOYMENT CENTRES

There are four main employment centres within 10km of the subject site, being Chatswood, North
Sydney, North Ryde and Sydney CBD, outlined in Figure 1. We note that the Lane Cove Town Centre is

located approximately 1 km to the north.

FIGURE 1~ SITE CONTEXT
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2.3 PUBLIC TRANSPORT

The site is well serviced with public transport links to the key employment centres of Chatswood, Sydney
CBD, North Sydney and North Ryde. North Sydney, St Leonards and Sydney CBD can be accessed via
south-bound bus routes. Buses north of the site at Lane Cove Interchange connect residents to North
Ryde and Chatswood.

These linkages will assist in connecting new residents to key employment and activity centres.

FIGURE 2 — PUBLIC TRANSPORT SERVICING THE SITE
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, Population and Demographic Overview

This section provides an overview of the key demographic characteristics of the area in which the site is
located.

3.1 CATCHMENT ANALYSIS

The migrant catchment analysis is an important element of defining the potential market for new
residential development, the characteristics of which provide an indication for the size of demand as well
as a typology of appropriate housing.

The first step in defining a migrant catchment is identifying the main sources of new residents. Table 7
illustrates where new Lane Cove LGA residents Lane Cove LGA originally resided (moving between 2001
and 2006).

The data indicate that a large proportion of residents moved from the Inner North and Northern
Subregion LGAs — notably North Sydney (10%), Willoughby (8%), Ku-ring-gai (4%) and Ryde (3%) - and
Hornsby—South Statistical Local Area (SLA). Proximity therefore seems to be a key driver for migration to
Lane Cove, with a localised catchment of LGAs within Sydney.

Lane Cove LGA is also a significant destination for people immigrating to Australia from overseas. This is
a key component of overall population growth and represents Lane Cove's popularity as a residential
location. .

TABLE 7 -MIGRATION INTO LANE COVE LGA

LLane Cove (LGA) Migration

PLACE OF USUAL R NTS 2001, RESIDENTS IN LANE COVE LGA 2006

Local Government Area (LGA) Lane Cove (LGA) Proportion
Northern Territory 14 0.15%
Tasmania 16 0.17%
Western Australia : 69 0.74%
South Australia 80 0.86%
Australian Capital Territory 100 1.07%
Warringah 172 1.84%
Leichhardt 195 2.09%
Victoria 201 2.16%
Queensland 212 2.27%
Harnsby - South 227 2.43%
Ryde 317 3.40%
|Ku-ring-gai 400 4.29%
Other NSW 669 7.17%
Willoughby 740 7.93%
North Sydney 917 9.83%
Overseas 2355 25.25%
Other Sydney LGAs 2643 28.34%
Total 9327

Figure 3 illustrates the age distribution between the migrant catchment, Lane Cove LGA and the Sydney
Statistical Region. Age distribution amongst new residents sourced from identified migrant catchments is
similar to Lane Cove LGA.

URBIS
1 0 POPULATION AND DEMOGRAPHIC OVERVIEW . NORTHWOOD ROAD - EIA - FINAL - 0910 (2) -



Both the migrant catchment and Lane Cove LGA have a much older profile compared with the wider
Sydney region. The higher proportion of residents below the age of 19 and over 40 indicates that this is
likely to be made up of family households migrating into Lane Cove. Both have a much higher proportion
of residents in the 65+ age bracket compared with the Sydney Statistical Division (SD). Residents over
65 typically have different housing needs (typically downsizing into smaller dwellings) from families
(typically demanding larger dwellings). This indicates that a diverse mix of housing types will be required
to meet the needs of existing and future Lane Cove residents.

FIGURE 3 - AGE DISTRIBUTION COMPARISON

Age Distribution

u Migraton Catchment

® Lane Cove

Sydney

Population Distribution %
2
=
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The higher proportion of older residents is correlated with a higher income distribution among the migrant
catchment and Lane Cove LGA. Figure 4 illustrates the income distribution of the migrant catchment
against the Lane Cove LGA and the wider Sydney SD. It shows that a there is a high representation of
migrant catchment and Lane Cove residents earning over $52,000 per annum and a significantly higher
representation in the $104,000+ bracket. It reflects the older demographic which would be expected to
have a higher earning ability than the 20-35 age bracket, which is under-represented compared to the
Sydney SD profile.

Migrants typically have a higher income level in comparison with Lane Cove LGA residents. This
indicates that the housing price to resident income ratio may have increased. This may indicate a housing
affordability issue within the area, requiring market entrants to have relatively higher incomes than current
residents to enter the market.

The impact of this may be an appreciation in rent as increased leverage is required at a higher price point
for investors to purchase investment properties, increasing funding cost. It also creates a barrier to
prospective home buyers, in particular first home buyers and downsizing retirees who typically seek a
lower price point.
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FIGURE 4 — INCOME DISTRIBUTION COMPARISON
Income Distribution
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Figure 5 compares the Lane Cove LGA, the migrant catchment and the Sydney SD representation across
different occupations. It demonstrates different occupation profiles and a consistency between income
levels trends and occupation profile of the compared areas. The higher income of the migrant catchment
is reflected in the larger proportion of migrants from managerial backgrounds relative to both Lane Cove
and the wider Sydney region. This explains to a certain extent the differences in income levels between
the compared areas.

The overall profile is of a 'white collar’ dominated region, with new residents increasingly having higher
income brackets, indicating potential housing affordability issues within Lane Cove LGA, restricting
housing ownership to higher income groups.

FIGURE 5 - OCCUPATION COMPARISON

Occupation Distribution
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3.2 HISTORICAL AND FORECAST POPULATION

In addition to understanding the potential market for new residents and their profile, it is important to
understand the expected population growth of Lane Cove LGA and the resulting indicative demand for
housing. Figure 6 presents expected population forecasts for Lane Cove LGA from 2006 to 2036. The
LGA’s annual population growth is projected to be 2.5% from 2006 to 2036 (treating 2006 population
census data as the base period), representing an annual addition of 730. This is expected to add an
additional 6,066 new residents onto the base 2006 population of 31,721.

URBIS
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FIGURE 6 — POPULATION FORECAST
Population Forecast

LANE COVE LGA, 2006 TO 20

Population Forecasts

2006 2011 2016 2021 2026 2031 2036

Given the 'built up’ nature of Lane Cove and the lack of additional greenfield sites within the LGA it would
be expected that this population would be largely accommodated via infill residential development with a
higher density housing format. Limited availability of new housing stock is a limiting factor on potential
population compared to greenfield sites. Based on Bureau of Transport Statistic (BTS) projections, there
are a number of travel zones expected to drive this growth in demand for particular areas, via location,
amenity and access to public transport. This is illustrated in Table 8.

The subject site is located in the Lane Cove Country Club Travel Zone, is also directly adjacent to the
Longueville Private Hospital Travel Zone, and is only separated from the Country Club Travel Zone by the
Lane Cove Country Club Golf Course. We note that the BTS forecasts are based on known development
proposals and planning controls. As at the last forecasts (October 2009), the BTS would not have been
aware of the subject site and therefore it is not reflected the population growth attributable to the Lane
Cove Country Club Travel Zone.

The forecasted growth in adjacent travel zones indicates that there is overall growth potential in the area,
however given the lack of sites becoming available for new development in the LGA generally (given the
underlying value of existing uses}, additional development land in centres such as Northwood will only
complement Lane Cove's ability to accommaodate residential population growth.
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TABLE 8 — POPULATION GROWTH, LANE COVE TRAVEL ZONES
Population Growth

LANE CO (L IF L ZONES

2006 2011 2016 2021 2026 2031 2036 Growth

Lane Cove North 1,786 1,796 1,825 1,870 1,905 1,941 1,984 198 1%
Lane Cowe Industrial Eslate [1] ] ] 0 0 0 0 0 0%
Lane Cove West 1,668 1,679 1,697 1,737 1,762 1,792 1,826 158 9%
Lane Cowve - NorthRalston St & Murray St 5,050 5,078 5,186 5322 5446 5,570 5,720 670 13%
Lane Cowe 3858 3,880 3,905 3,989 4,036 4,099 4,168 310 8%
Lane Cowe - Rosenthal Av & Birdwood Av 288 291 343 369 412 444 486 198 69%
Kimberiey Av Allison Av 1,073 1,081 1,119 1,164 1,192 1,225 1,266 193 18%
Carisbrook House Lane Cowe 2,426 2,442 2,579 2,678 2,810 2918 3,058 632 26%
Lane Cowe - Longuevlle Rd & Dormitt St 1,991 2,006 2,051 2,110 2,165 2,220 2,287 296 15%

_Lane Cawe CountoeClub B415 21 827 845 R5R.... 8AQ 884 A9 B
Riverniew 3,486 3,622 3,554 3,650 3,725 3,822 3,931 445 13%
Greenwich Hospital 2,736 2,939 2,967 3,160 3,245 3,398 3,522 786 29%
StLeonards - Park Rd & River Rd 1,692 1,916 2,188 2,468 2,752 3,038 3,344 1,652 98%

L_Longueplle Private HOSEitaI 2121 2137 2,160 2212 2,245 2,284 2328 207 10%
Northwood Ferry Wharf 947 954 965 989 1,004 1,022 1,042 95 10%
Greenwich Point Ferry Wharf 1,784 1,796 1,808 1,849 1,872 1,904 1,940 156 9%
Total 31,721 32,340 33,176 34,402 35,426 36,547 37,787
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3.3 AGE PROFILE

Figure 8 and Table 9 show the expected change and distribution of Lane Cove LGA resident age profiles
from 2006 to 2036.

Figure 8 provides a forecast of the change in population levels across all age brackets between 2006 and
2036. It points to relatively strong growth of the 20-29 age bracket compared to the current demographic
profile, while the growth in the 65+ age group points to a significant ageing population.

Different age cohorts have different housing needs. The 20-29 and 65+ cohorts typically do not have
dependents and have housing needs different to families with children. This leads to both cohorts
seeking a smaller more affordable product suitable for First Home Buyers entering the market or retirees
seeking to downsize.

The changing age demographics provide an opportunity for a more diversified product within Lane Cove
LGA, taking into account demand for a typically smaller more affordable product.

FIGURE 8 — AGE DISTRIBUTION CHANGES
Change in Age Distribution
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TABLE 9 - AGE DISTRIBUTION FORECAST
ribution Forecast

Age Dist

LANE COVI

0-4
5.9

10-14
15-19
2024
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
65-69
70-74
7579
80-84
85+

Total

1,994
1,849
1,802
1,902
2,029
2,567
2,710
2,521
2,449
2,275
2,051
1,992
1,481
1,014
840
783
713
749

31,721

1,950
1,949
1,907
1,993
2,128
2,584
2,613
2,634
2,380
2,236
2,062
1,853
1,732
1,269
888
729
621
811

32,340

3.4 FAMILY TYPE

Figures 9 and 10 illustrate the distribution of families across the Lane Cove LGA and Sydney SD. What is
evident is that Lane Cove has a higher proportion of couples with either no children or children under the
age of 15. This indicates that families are typically comprised of ‘Double Income No Kids' (DINKS) and
families with young children when compared with the wider Sydney SD, which has a greater proportion of
families with older children. North Sydney by comparison, has a relatively higher proportion of couples
without children, reflecting a different age profile, and a lower proportion of couples with children (both
over and under 15 years of age).
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1,999
1,937
1,976
2,060
2,225
2,699
2,725
2,595
2,464
2,186
2,032
1,873
1,630
1,481
1,104
785
594
810

33,176

2,114
1,996
1,992
2,128
2,298
2,816
2,843
2,739
2,461
2,271
2,012
1,870
1,673
1,422
1,304
984
659
819

34,402

2,206
2,072
2,031
2,146
2,358
2,854
2,919
2,820
2,568
2,257
2,070
1,849
1,668
1,460
1,265
1,167
828
888

35,426

2,303
2,147
2,100
2,184
2,425
2,920
2,957
2,896
2,641
2,355
2,062
1,900
1,657
1,462
1,311
1,156
996
1,073

36,547

2,400
2,228
2,169
2,252
2,496
3,037
3,026
2,939
2,714
2,424
2,155
1,900
1,705
1,460
1,323
1,217
1,012
1,330

37,787
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FIGURE 9 - FAMILY TYPES, COMPARISON

Family Type
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FIGURE 10 — FAMILY TYPES

Family Type
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3.5 EMPLOYMENT

Consistent with the occupation distribution depicted in Figure 5, Lane Cove LGA has a large proportion of
residents employed in ‘white collar’ industries. As shown in Table 10, the key employers of Lane Cove
residents are expected to be:

= Professional, scientific and technical services;

URBIS
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= Retail trade;

=  Accommodation and food services;

= Education and training; and

= Health care and social assistance.

This reflects the proximity of Lane Cove to North Sydney and Sydney CBD, as well as to St Leonards and
key health care industry infrastructure/hubs. Manufacturing and ‘blue collar’ employment is predicted to
either maintain its current level, or represent a relatively lower proportion of over employment, or

decrease, by 2031.

TABLE 10 - INDUSTRIES EMPLOYING RESIDENTS

Employment Forecast

2006 2011 2016 2021 2026 2031
Agriculture, Forestry and Fishing 40 32 34 37 39 41
Mining 7 9 9 9 9 9
Food Product Manufacturing 61 93 77 71 64 58
Beverage and Tobacce Product Manufacturing 146 44 42 41 40 38
Textile, Leather, Clothing and Footwear Manufacturing 30 17 12 8 6 4
Wood Product Manufacturing 4 2 0 0
Pulp Paper and Converted Paper Product Manufacturing 14 9 3 1 0 0
Printing, including the Reproduction of Recorded Media 116 114 110 111 110 108
Petroleum and Coal Product Manufacturing 29 18 14 10 7 5
Basic Chemical and Chemical Product Manufacturing 171 153 157 166 169 173
Polymer Product and Rubber Product Manufacturing 33 17 12 9 7 5
Non-Metallic Mineral Product Manufacturing 7 5 4 2 2 2
Primary Metal and Metal Product Manufacturing 18 12 12 12 12 12
Fabricated Metal Product Manufacturing 35 37 32 27 23 20
Transport Equipment Manufacturing 17 15 13 12 11 9
Machinery and Equipment Manufacturing 1,159 1,008 1,016 1,024 1,000 983
Furniture and Other Manufacturing 229 227 246 269 282 296
Electricity, Gas, Water and Waste Services 528 396 374 381 376 371
Construction 1,376 1,297 1,267 1,328 1,333 1,346
Wholesale Trade 1,288 1,265 1,271 1,290 1,243 1,199
Retail Trade 1,351 1,480 1,575 1,715 1,759 1,814
commodation and Food Services 892 961 1,048 1,155 1,209 1,274
mg 377 437 Ly 739 737 anz
Information Media and Telecommunications 615 564 585 600 579 548
Financial and Insurance Services 606 551 510 511 490 476
Rental, Hiring and Real Estate Services 333 293 299 315 317 322
IProfessional, Scientific and Technical Services 2,477 3,075 3,268 3,350 3,459 3,557 [
Administrative and Support Services 953 766 755 728 710 694
Public Administration and Safety 703 727 732 799 836 880
Education and Training 913 958 1,012 1,124 1,194 1,272
Health Care and Social Assistance 1,981 2,535 2,670 2,890 2,978 3,069
Arts and Recreation Services 248 240 239 247 241 238
Other Services 648 644 653 695 701 709
Unclassified 744 740 804 907 964 1,019
Total Employment 18,098 18,742 19,278 20,282 20,607 20,991
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3.6 INCOME

Figure 11 provides a comparison of the proportion of Lane Cove and Sydney residents in different income
groups. It shows that:

= 31% of Lane Cove households earn over $2,500 per week compared to 16% of households in the
wider Sydney SD; and

* There is a significantly higher representation in the wider Sydney SD across lower and middle income
groups from $0 per week to $1,699 per week compared to Lane Cove.

The comparison indicates that the income profile of Lane Cove LGA is significantly higher than the wider
Sydney SD, reflecting its higher proportion of residents in industry and occupation groups typically in
higher income groups. It also reflects the larger proportion of Family Households, which have a typically
higher income.

FIGURE 11 — INCOME DISTRIBUTION, COMPARISON
Income Distribution

16% ® Lane Cove
b

14% 1 movdiey
12% A

10% -

% 7%, 79%%

Proportion of residents (%)

= D @D [o2] o 2] @ @D o2} D @ o2} ! 5 ] =
< 2 < 3 =] < I+ @ D o] D <] o o ©° = T
3f 5 & 5 % 8 2 28 =2 = Bsae kg iy
SE 2 2 8 3 ¢ 8 & ¢ & 2 g BfSk 88 EF
58 5 8 8 g 2 g % @ 9 @ @ of S £7 85
g ¢ B L B £ W @ o o 9 g g W egT o2 £y
= Ta o =1 o o =1 o
% 23 223 & &# & # 5] & I = S E% $0
— — — — o © <
(23 ©wr 23 o “> 0.
Source :Urbi;s:ABS, Census 2006

Figure 12 and Table 11 illustrate the difference in income across age groups and household type. This
provides a typical income profile of residents across age groups.
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FIGURE 12 — INCOME DISTRIBUTION, HOUSEHOLDS
Income D
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TABLE 11 — INCOME DISTRIBUTION BY AGE COHORT
Income Distribution by Age Cohorts
LANE COVE LGA, 2006
Income 15-19 20-24 25-34 35-44 45-54 55-64 65-74 75-84 85years  Total
Negative/Nil income 882 157 242 280 168 154 76 32 18 2009
$1-$149 467 167 146 205 117 94 68 53 27 1344
$150-5249 122 210 138 149 145 189 270 291 118 1632
$250-$399 %0 235 198 223 188 237 272 306 158 1907
$400-5599 50 277 336 295 353 349 241 213 83 2197
$600-$799 20 269 515 352 336 338 166 114° 40 2150
$800-5999 0 184 616 376 332 316 141 64 30 2059
$1,000-$1,299 4 117 856 498 474 381 141 82 28 2581
$1,300-$1,599 0 33 562 409 394 286 83 37 13 1817
$1,600-51,999 0 10 372 45 200 54 37 4 1388
$2,000 or more 6 7 500 1252 1052 586 134 59 15 3611

This shows that the majority of higher income earners tend to be older and that higher income
households tend to be family households, while younger non-family households and older age groups are
typically in lower income brackets. It would be expected that these age group and household profiles
would require more affordable housing options, compared to the higher income profile identified.

In addition to this, Figure 13 illustrates that the majority of higher income earners are concentrated close
to the western side of the LGA, with a clear demarcation between different travel zones based on their
income profile.

This is driven by the amenity and housing options available within different Lane Cove LGA travels zones.
It is likely that the amenity associated with housing adjacent to the Lane Cove River drives housing prices
to a level that restricts ownership to higher income brackets.

In addition to this, as demonstrated in Figures 22 and 23 many of the larger housing projects delivering
more affordable dwellings types are located closer to Pacific Highway, providing more affordable housing
options in a travel typically accessible only by higher income groups.
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Sl JOURNEY TO WORK

Table 12 and Figure 14 show the quantum and proportion of where residents work. Lane Cove residents
work mainly in the key employment centres or locally in Lane Cove. The top four areas represent 67.98%
of Lane Cove residents’ place of work, and are all within an approximate 10km catchment of the LGA.
The locations also reflect the employment profile of residents within employment centres that

predominately have white collar industries present.

TABLE 12 = RESIDENT PLACE OF EMPLOYMENT

Resident Pla

LANE COVI

e of Employment

Sydney City 4,228 26.79%
Lane Cove 2,672 16.93%
Willoughby 2,049 12.98%
North Sydney 1,781 11.28%
Ryde 837 5.30%
Outside GMA 399 2.53%
Parramatta 333 211%
Ku-ring-gai 280 177%
Waringah 265 1.68%
Hornsby 184 1.17%
Botany Bay 169 1.07%
Randwick 165 1.05%
Auburn 162 1.03%
Baulkham Hills 159 1.01%
Other 2,055 13.30%
URBIS
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FIGURE 14 — LANE COVE RESIDENTS, RESIDENTS PLACE OF WORK

Warringah
1.7%

Ku-ring-gai
1.8%

Lane Cove 9

LANE COVE LGA RESIDENTS PLACE OF WORK s varts

URBIS
24 POPULATION AND DEMOGRAPHIC OVERVIEW NORTHWOOD ROAD - EIA - FINAL - 0910 (2)



3.8 HOUSEHOLD COMPOSITION

Figure 15 illustrates the breakdown of household types within Lane Cove LGA between family and non-
family households. ‘Family' is defined by the ABS as ‘fwo or more persons, one of whom is at least 15
years of age, who are related by blood, marriage (registered or de facto), adoption, step or fostering and
who are usually resident in the same household.” Figure 15 shows that:

= Smaller households are correlated with non-family households; and

= Family households have a large proportion of two person households.

FIGURE 15 - HOUSEHOLD COMPOSITION
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This is a typical profile of both family and non-family households, with non-family households representing
single person households (which by definition cannot constitute a ‘family’) and family households more
likely to have children and thus more household members. Figure 16 indicates that Lane Cove's profile is
slightly smaller than the Sydney SD norm, while significantly different to the adjacent North Sydney LGA.
It also reflects the ‘Family Types' shown in Figures 9 and 10.

FIGURE 16 - HOUSEHOLD COMPOSITION PROPORTION, COMPARISON
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Figure 17 shows the breakdown between family and non-family households. It shows that Lane Cove
has a higher proportion of non-family houses compared to the wider Sydney SD, and lower compared to
North Sydney LGA. This reflects the greater amount of one and two bedroom households in North

Sydney LGA, likely to be non-family households.

FIGURE 17 — HOUSEHOLD COMPOSITION, FAMILY AND NON-FAMILY
Household Composition
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4 Lane Cove Housing Overview

4.1 DWELLING TYPOLOGY

Family type is usually reflected in housing formation and dwelling types. Table 13 and figure 18 shows a
larger proportion of separate houses compared to other housing types, and a higher person per dwelling
ratio. These include:

TABLE 13 - HOUSING TYPES, LANE COVE LGA

HOUSING TYPE PEOPLE PER DWELLING
Separated Dwellings =207
Semi-Detached Dwellings = 219
Apartments = 181

Source: Urbis; ABS Census, 2006

It is likely that a large proportion of the separated dwellings will service the greater number of ‘family
households’ present in Lane Cove, while smaller, higher density, housing products, specifically
apartments,will service the majority of single person households and a small proportion of 2 people
households.

Figure 18 reinforces this profile, with the majority of residents housed in separate houses, which have a
higher people per dwelling ratio, and being a the dominate dwelling type in the LGA.

FIGURE 18 - DWELLING TYPES AND OCCUPANCY

Dwelllng Type and Occupancy

20 000 -
18,000 -
16,000 -
14,000 |
12,000 -
10,000 8,847
8,000 -
ey 5,854 i
4,000 -
2,000 -
0

17,400
i Houses

People

Houses and People

1,376
56 9N 26 A

627

|

Separate house ~ Row or terrace semi- Flat, unit or apartment Other dwelling Dwelling structure not
detached, house, stated
townhouse etc.

This profile demonstrates that Lane Cove has a larger proportion of apartments compared to the Sydney
Greater Metropolitan Region, and a smaller amount of separate houses and medium density semi-
detached houses. It also shows that compared with the adjacent North Sydney, Lane Cove’s housing
profile is less built up.
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FIGURE 19 — DWELLING TYPES, COMPARISON

Dwelling Type

LANE COVE LGA, NORTH SYDNEY LGA AND SYDNEY SD, 2006
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Separate house Row or terrace semi- Flat, unit or apartment Other dwelling Dwelling structure not
detached, house, stated
townhouse etc.

The lower density profile is reflected in people per dwelling rates, which show significantly less people per
dwelling, indicative of a higher density housing product as per Table 14:

TABLE 14 — PEOPLE PER DWELLING

AREA PEOPLE PER DWELLING
North Sydney LGA = 19
Lane Cove LGA = 243
Sydney SD = 268

Source: Urbis; ABS Census, 2006

411 HOUSING OWNERSHIP

Lane Cove LGA has lower home ownership compared with the wider Sydney SD and a much higher
proportion of residents renting. Figure 20 shows:

*  31% of Lane Cove residents rent compared with 22% of the Sydney SD

* A higher proportion of home ownership is found in the Sydney SD compared with Lane Cove LGA,
with 36% ownership and 38% in the process of being purchased compared with 34% and 32% in
Lane Cove.
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FIGURE 20 - TENURE TYPE

Tenure Type

LANE COVE LGA, NORTH SYDNEY LGA AND SYDNEY SD, 2006
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10%
1% 1% 1% 2% %% 2%
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Fully owned Being purchased Rented Other tenure type  Tenure type not stated
Source : Urbis; Australian Bureau of Statistics, Census 2006

Compared with the wider Sydney market, Lane Cove LGA has a higher proportion of residents renting.
The median price growth in strata units seen in Table 15 is above the Sydney average, which may
account for the increase in rental property. The higher price creates an entry barrier for home owners
and increases the market for rental properties. This is likely to have a negative impact on the affordability
of housing within Lane Cove LGA compared to the wider Sydney SD. House price and Volume

Figure 21 provides an overview of housing price growth compared with year on year sales volume. A
comparison of median sales price and volume can provide a picture of price growth versus the supply of
housing on the market, thereby indicating whether housing supply is keeping pace with price growth and
likely demand. '

FIGURE 21 -DWELLING SALES PRICE AND VOLUME, LANE COVE

Median Dwelling Sales Price and Volume

#0000 7 s Median Sales Price 1,200 R
$700,000 ¥ s Number of Sales 11000 &
@ $600,000 T £
8 $500,000 t 800 %
F 2
ﬁg’ $400,000 + 600 E
& $300,000 1 _ S
400 =
$200,000 1 ﬁ

$100,000 + 200

$0 t f f ; 0

2007 2008 2009 2010 2011

Source :Urbis: RP Data

Figure 21 demonstrates strong growth in housing to 2010, followed by a fall in median price in 2011,
Sales volume levelled out in 2011 following a decline between 2009 and 2010, which may have been due
to a softening in prices, resulting in some houses being taken off the market.

Figure 22, looking specifically at strata units, similarly shows price and sales volume since 2007:
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FIGURE 22 — UNIT SALES PRICE AND VOLUME, LANE COVE
Median Strata Unit Sales Price and Volume
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Table 15 shows that since 2007 strata unit prices have grown each year in Lane Cove by 5.62%, with a
total sales volume of 2,699 over this period. Sales volume has largely been maintained within
approximately 500 to 600 units per year, despite increases in median prices. Benchmarking Lane Cove's
volume and sales price growth against other LGAs can provide an indication whether it is relatively
supply constrained compared with other areas. Table 15 illustrates the change in volume and median
price in Lane Cove, and comparable LGAs since 2007. It shows an annual price growth rate of 5.62%,
which compared to most other LGAs represents a significant comparable increase in prices. Comparing
this to the Ryde LGA specifically shows the same median price in 20070of $385,000. Since 2007 Lane
Cove has experienced a faster rate of price growth, with the average residential strata title unit worth
$40,875 more..

TABLE 15 — MEDIAN UNIT PRICE AND SALES RATE, COMPARISON
Median Strata Unit Price Comparison

LANE COVE, WILLOUGBY, NORTH SYDNEY AND RYDE LGAs
Year Lane Cove Willoughby North Sydney Ryde
Median Price #of Sales Median Price # of Sales Median Price # of Sales Median Price # of Sales

2007 $385,000 578 $485,000 1,133 $555,000 2337 $385,000 1,607
2008 $421,500 496 $500,000 797 $555,000 1,706 $391,000 1,220
2009 $470,000 605 $525,000 976 $555,000 1,998 $425,000 1,462
2010 $503,500 489 $565,000 1,005 $640,000 1,949 $465,000 1,143
2011 $506,000 531 $625,000 1,010 $620,000 1,776 $465,125 1,280

Annual Price

629 20% 2.24% 859
eouth (% 5.62% 5.20% b 3.85%

Table 15 also shows that despite strong price growth compared to other LGAs Lane Cove has had a
comparably smaller supply available on the market, with sales volume approximately between 500 and
600 units per year. Lane Cove LGA’'s market is smaller than the others, however the median price growth
experienced points to a strong comparative increase in demand for housing in Lane Cove and an
appreciation in the price point next to other LGAs.

URBIS
3 O LANE COVE HOUSING OVERVIEW NORTHWOOD ROAD - EIA - FINAL - 0910 (2)



4.2 RENTAL MARKET

Rental rates and vacancy levels provide another indicator of housing market activity and demand, by
measuring the demand for rental properties. Increases in house prices and lack of new housing supply
typically results in a higher rental rate. Table 16 illustrates a comparison of rental rates between different
LGAs and apartment types as at December 2011.

TABLE 16 - RENTAL RATE COMPARISON, APARTMENTS
Rental Rate Comparison

LANTE WE, NORTH SYDNEY, WILLOUGHBY, RYDE AND SYDNEY &D

Lane Cove North Sydney Willoughby Ryde Inner Ring’ Sydney SD

1 Bed Units
Rent per week $400 $450 $480 $340 5450 S415
Qt Change % 8.1% 0.0% 4.3% 6.3% 0.0% 0.0%

Annual Change % 9.0% 5.5% 15.3% 7.1% 7.1%

2 Bed Unit

Rent per week $445 $580 $560 $400 $570 $450
Qt Change % -1.1% -2.5% 1.8% 2.6% -0.9% 0.0%

Annual Change % 3.5% 5.5% 5.7% 5.2% 3.6% 4.7%

Annual rental growth has grown considerably more for Lane Cove LGA compared to other LGAs and
Sydney SD for single bedroom apartments. This rental appreciation rate indicates strong demand for
dwellings of this type across the LGA and represents yield growth for investors.

Given the much higher proportion of rental properties in North Sydney, and the comparably lower rental
growth and price for apartments, there would appear to be an opportunity for apartments to achieve
relatively high yields in Lane Cove. The smaller amount of rental properties in Lane Cove may point to an
under developed market comparatively, while strong rental growth and levels higher than North Sydney
would indicate a potential market.

In addition to this market consideration, it is important to recognise that higher rental yields are associated
with a comparative rise in rents, which - if driven by a lack of supply of a particular development type -
can be eased through increased dwelling supply.

4.3 NEW/PLANNED HOUSING STOCK

As shown in Table 17, there are a total of 17 residential developments planned for the Lane Cove LGA,
with expected completion dates (as per Cordell Connect) from mid-2012 until mid-2018. In total, these
developments are expected to contain a total of 1,865 units, representing a 16% increase on current
supply (2006, ABS).

A large proportion of future developments are concentrated around the suburb of Lane Cove North and
St Leonards Railway Station, illustrated in Figure 24. New residential dwelling approvals between 2006
and 2011, illustrated in Figure 25, also indicate a concentration of development around St Leonards
Railway Station. Most of these developments are on the periphery of the LGA.

In terms of unit mix in competing developments, around 48% of new stock will be two bedroom units, 40%
will be one bedroom units, 10% are expected to be three bedroom units and 1% will be studios. By
comparison, the subject development will provide a higher proportion of smaller units, with 46% studios,
17% one bedroom units, 33% two bedroom units and 4% 3 bedroom units, there providing a smaller
and more affordable product to the market.

_ANE COVE HOUSING OVERVIEW 3 1

URBIS
NORTHWOOD ROAD - EIA - FINAL - 0910 (2)



(2) 0160 - B =
%mwwo VNI - W13 - QY0H QOOMHLEON MIIAEINO ONISNOH IA0D INYT Nm”

joBULIDY []BPIOD PUE ‘SEY [B2IN0S

%0T %6¥ %0t %T S98'T aviol
= 5 e = 81-ady paniwgns uonedddy jus wdo|3nsg 6%C BA0) Sue peoy Aeg suing 7zZE-9TE sHun peoy Aeg swng
= = = = LT-unf Suluue|g Ajue3 0se Spieuoal ig BNUABAY [|BYSIeN SZ-T U N FNUIAY [[RYSIBIA
= - ke = . 9T-®0 Suiuuejg Ajue3 ory SA0D 3ue] peoy 3uidd3 0sT uawdojanag paxiy peoy Suidds
¥ % > = ST-220 paaoidde uonedddy 1uswdoaaag ray BA0D BuL] Jus0s3n) SJHUM JUIISAUD UCPIOD Pue Peoy ABIGMOA

UOPIOD ¥7-Z£ g PEOY ABIGMO FES-ZES
= %6T %08 %I v1-23Q pancidde uoizedddy Juawdojaaag I€T yimuaig SNUASAY PISIN 8-T B BINY = S3IUMN 2NUIAY PRIN
%L %Iv %ET %t vI-AON paniwgns uonedyddy us wdojanag 68T BA0)) dueq JUII52ID UOPIOD) S3IUM JUIISA UOPIO D) PUB NUINY | RILUIIUIY
96-Z6 1§ SNUBAY |BIUUSIUAD ET-/
%S %56 - = pI-dsg panozdde uoyieaddy Juawdojaaag v anoD aue] peoy AeigMol 7£9-979 s3un peoy Arigmopy

%rT %9S %0 ~ y1-8ny Sue|d ynaxs 0s aA0j sueq @|3asepIn 1 wawdojanapay Hiedie) sue] 33N

%0T %65 %IE - vl-ung paacadde uoizenijddy 3uawdojaaag 79 3n0D) auey peoy Aeigmol 0SS-trS syun peoy Avigmopy

%E %8 %9T = rI-Aen 18] PR k13 A0 3ue] peoy Aeg suing 062 Siun peoy Aeg swing
%/ %0¢ %LS - tvI-Aen panosdde uoiedl|ddy Juswdoaaag er 3A0) auel 1UBOSILD LOPIOD 28-91 S3U M JUI53I) UOPIOD
- %08 %0T - vI-1eN paacsdde uonednddy Juawdojaaag 5 3n0) aue) peoy 3[|nan3duo] $ST-7ST G julwdojpaa g paxijA peoy 2[Aan3uo]

%0T %8t %EE = £T-inr P3IUT WWOI SBY UOIPNISUOD) <8 3A0D BUE] peoy Aeg suang 887-87 2ue] JUBIAW] - U peoy Aeg swing
- - - - £1-2dy paniwgns uopeayddy ua wdojanag t ano) sue] aoe|d ooteuid 9T SITNOYUMO ] BoB]d OOJeuld

%ST %It %YE = £I-1eiN panosdde uoizediddy Juawdojanag Qs anojauey - 132ng uosAe|ui4 6-¢ eioiny - syuswipedy 333435 uosAejuly

0T %at %IV - £T1-g24 panoidde uones)ddy Juswdojaaag g5 3n0D sue] peoy Aeigmol 095-9SS spun peoy Aesgmon
= ~ 7 = Z1-8ny 337 1peiuo) 9 3n0D 3ue] 193216 SMN0IS £ Z-6T 3t doj pay asnoH Sunasiy ano) aue]

PagE  psqZ paqT  opmis
eq uonadwe)d
(26) #ds swooupag papadxa ade3g 30afoig sBunamg qingng SSUPPY 393f0ug

aunadid 199lo.d
V91 3A02 NV SONIQTING LNIWLNVEY 'INIM3dId LO3roYd — L1 318vL



mm MIINEIAC ONISNOH IA0D 3NV . (2) 0180 - T¥NIJ - I3 - AvOd AOOMHLEON

slggn

3 siq.n

: IANN3did INSWJOI3A3A
: ano) aue
i sz @ s @ PETI U_ I—
w plﬂiﬁuﬂﬁ_ .u.,s.olas.._.,z].uau.._ WO A0 sury D

: e
s MOISTUNH
DOJAGNGASHIXON " NOLDEAM N g

: % e WOSTUNHE N
m u\l‘?f.r

Pl iovsow

: IS

QOOMSIVHD

ANIT3dId LNIWJOTIAIA — €2 IHNDIL



(2) 0160 - TYNIH = VI3 - QYOH QOOMHLHON
sigan

_pﬂ_.ulzluﬂn.f. ﬁ:tS..!D
SIRAIGd Y SupemT Mo

MIINGINAC ONISNOH A0 3NV .vm

SINIWLHYLY - STVACHddY DONITISAMA M3N
ano9 aue]

ANCAS HLON

ROLIIAM

NENEAZEN

@
N

/ll..lr

ABHONOT M
L

SGIVNOIIS

1102 01 9002 'STYAOHddY ONITIIMA ININWLAVLY — #Z F4NOI4



mm MBIAHIAC OMISNOE 3A0D INYL ' (2} 5160 - TwNIS - 13 - AVOH GOOMHLIYON
sigyn

JuswdoRAsp JUM 10} SHJEWYDUS] JUBLIND Buios apircid pue pajesew ApAlse Bueq ase a0 aueT] buipunouns spalold Bumoyjoy ay |

SHUN Wo0IPaY 2.4}
1o} 0511 01 059 PUEB SHUN WOOIPSY OM} JOJ 009% O1 0GH$ ‘SHUN WOoIpag auo Joj 0/ p$ 0) Yoam Jad 0get wiely are saiuadold 9say) J0) Sjusl pajs)| BaIdA] e

"SHUN Wooipaq 831y} JoJ 000'S LS O 000 0F9$ PUE SHUN WIOVIPAY
Om} 104 000°056$ 03 000'GZS$ “SHUN WOOIPaq SUC J0J 000'88H$ 1 000°0L¥$ 2. saoud Bupse 1eodd) 'sjuswidoiaasp poomsieyd wnuueid ayy Bupnoxy =

-ale sjuswdosasp asay) Buipiebal suoisnpues A9y ayl YO 2A00 aue 3y} Ul sjuswdo@aap
i a19dwos o) AjpyI a.e ey ‘(poomsiey pue Buidd ‘apAy Ajgejou) squingns Buipunolns Joj pauueld syuawdojessp abie Jo Joquuinu e ale asay |

S3IANLS 38VvD vy



(2) 0160 - T¥NI4 - VI3 - Q¥OH QOOMHLEON
sigdn

L LOZ Se| pases|al sem g abeig
‘uona|dwo2 aio5eq no Buljjes abeys ay) yum paje|dwod sey auo abe}s Jo UoRINASUOD) -

‘SI0}S8AU| [B20]
pue seassano pasudwod ale soueleq syl "sal|iwe} BunocA pue sajdnoo Bunok Ajjeoidiy
'$121dN220 JaUMO aJe S195eYdINd JO %55 AlSje Wixoidde Jey) pajesipul aney sjuaby -

‘196euew Buip|ing s}is-uo pue AQunoas

Jnoy-tZ ‘eunes pue eds e ‘wniseuwAb e ‘jood dej e ‘spnod siuua) aaey |jimxa)d wod
3y “sman Ao yim awos ‘sebeieb dn yoo| ‘Buiuonipuod Jie aaey sjuawpede | -
*SWo0Ipaq 93Iy} #§ PUB SWO0IPaq OM] 9G 'SWO0IPaY SUO $Z :SSSNOYUMO)}

pue sjuawpede suigjuod (g pue 2 Buip|ing) auo abelg "wooipaq 831y} #Z pue
wooipag oM} GO/ ‘Woolpag auo /¢ sBuljlamp 008 ey ||im jua wdojanap |Bjo} ay) -

"Z10Z udleyy Ui pasesjal aq 0} pajadxs si abeys

Xau ay] ‘s|ge|ieae pauielwal om] pue auo abejs jo sjuswpede gz ‘z10z eniga jB sy
"Z10Z 9)e| payadxa s| uogajdwon “(woolpag aaly} Z| PUB Woolpaq om] |G ‘woolpag
3u0 g1) sjuawpede | g UIBUOD [|IM PUE ‘| | 0Z S}E| Ul UOJINASUOD paouswwod Z obelg -

"SWOO0J UOW WD pue jood Bulwwims ‘wniseuwib e Buipnjou) os|e sjuawdojanap ay)
UHM ‘SMB AJ0 aney [Im SHiun ay) Jo Auely (Apnis yim wooupaq saiy) ¢ pue Apnys snid
Wooipaqg om) Zt ‘woospaq om || ‘Apnis snjd wooipag auo Z ‘wool auo Qg) shaiols
01 Jano sjuswypede g/ sey 4 Buiping pue (wooipaq aaiy} | | ‘Apnys snid wooipaq
oM} Z ‘woolpaq om G Apnis snid wooipaq suo gz ‘Wooipaq auo g1) sAaI0)S g1 JAAO
sjuswpede go| sey g Buipjing "uoRoONgSUCS PaSUa W WO ARUadal Buney siamo) oM
Y} UM 00T JOQWaNON Ul PRoUaW Wod (Uipjuel4 pue wngae:q) | a6e}s jo Bupaxuep -

‘anua) buiddoys A9 aphy doy ayy ul mojag

pajeoo| eq o} aie sdoys Ayjenads pue B8l 0Lz Aj9le wixoiddy “s320]q Jus wpede ¢ Jano
1210} ul sjuswpede gtz Al9ye wxoidde aney o) pajoadxa sijuswdojaasp ajoym ay] -
sjiejap juawdojaraq

¥oamiad 0298 - Paq € -
¥eamiad 0268 -pPeq Z-
yoamiad 0Lp$ - Paq | -
:Sjual a|qeAdIyde pajeWwns]

000'816% 01 000°L28%

woy (pag ¥) s,2snoyumoy -
+000'0¥9$ Woy pag e -
+000'555$ woy paq g -
+000'0E¥$ woy paq | -

1110z isnbmy je se abuel aoud

md 051 L$- 0593 -pPaq € -
md 009% - 0S¥ -Paq Z -
md 0Zp$- 05e$-Peq L -

ISjual a|qeAaailyoe pajewysy

000'666$ Woy asnoyjuad -
000'S1L.$-000'669$ P9 € -
000'056$ - 000'5TS$ PR Z -
000'68¥$-000°0LFE PR L -
‘SMO||C) sk

s1 auo abeys 104 Buroud aageipul

Buroud

MIAINGTAD

ONISNOH IAOD INYT @M

(aus £
[pUUBYD PIO - UOHIBN)

Buiddg
sue Sqqow L9
yied buddg




Nm MIINEINO ONISNOH IA0D 3NV (2) 0180 - T¥NIH - VI3 - QYO aoo_érm._mmn

‘suapueb jeinyeu
ab.e| ay} o} Jusoelpe eunes pue wAB paddinba A|ry ‘jood Buiwwims pajesy Jo slyauag
au} Aofua |Im sjuapisal pue ‘sma Ao ol wesoued abie| aaey sjuswyede ay Jo Auep -

‘uogednooo Jo}
WBnog Ajurew sjuswpede Woolpaq S8y} PUB OM) PUR SIC)SaAUI [200] J0) Jejndod Bulag
sjuswpede WooIPaq U0 UM ‘|e20] ale s1akng Jo fuolew pajedipul aaey sjuaby -

‘Aep auo ul pjos A|pauodia Wl'Z$- WOEH L $ swoolpag ¢ -
aiem sjuswpede Jo %56 (1 10Z Se| e se) xa|dwod ay ul pjos aq o} Y3 sjuswpede  WZ'L$ - 000'669$ SWoopag Z -

wooupaq 2214 6 AjUO BJB BB} PUB INO P|OS Ak Sjuswpede WooIpaq OM PUB BUO [V - 000°0S.$ - 000'667$ woolpag | - [1NTT)]
"bL0Z Auea o sabuel soud sey ‘| | gz isnBny poomsieyn
uopaldwoo pajebie} yim shal0)s Zi Jar0 pajedo] ale sjuswpede s|qe(leAE GEZ BUL -  ©je]je Se Juawdojeasq B3 oy wawdojanaqg Va3

1L LOZ PIW Ul pa2Ua W WO SI9MO} 8L} JO UORONASUOD
‘1102 8| ul Bupuswwoo Bugasiew ypm ‘sawoy A)S oy} jo uondaixa sy} Ypm jno pjos
aney sjuswyede ||e pue (puels) onay) abes [euy ay jo Bunayiew paysiuy sey Jygo -

"u0REednI00 JO) JO SIUSUASSAUI SB JaU)I9 Sjuspisal UBISy O} aiem sajesaid
40 %02 "PUSYSIM B N0 pjos sjuswpede Z6Z 9U) JO 06Z UNM N0 plos sey suo abe)g -

wbs /pZ
“S|and| [eRuapISal 0} SS800. YI| 10a1ip yum o} dn pue HNGZ . LS sasnoyjuad -
sded Jeod [BjuspISal 2IN08S AARY SI9MO} [IV "S9SN [euOnEaIdal pue saoele) padeospue) wbs ¢g| 0)
‘wniseuwAb e ‘jood BuilWIMS B 9SNOY ||IM PUB SI19MO) |IEJuapisal ¢ |lBAQ paieys  dn pue +WGpZ' | § SwWoolpaq ¢ - (Bunexiewysajes
a4 [[IM Y21YM ‘S9SN AIUNWWOoD 0} PSJOASP [aA83] B UIEJUOD OS|e [|im Jud wdojanap auy) - wbs 01 0} -3499)
dn pue +000'5£L$ SWo0IPaq Z -
"Z6Z MNBY M3\ 0I5, B} pue a1idg onsi, wbs gg (uoyuap)
ay} pue spun L9z Ajsjewixoidde aney [im puels onapy, au) :skaio}s o 0) dn o sBuiping o} dn pue +000'98y$ Woolpaq | -
djeledas 9auy) Jan0 SaWOYAYS PUB SHUN WOOIPSG 831U} PUB OM) 'SUS £G5 UIEJUCD (pueis) '‘aundg ‘maip)
0} pajoadxa s1)| "Sesn |Iejal PUR [BIDJ2 W WOD UIBUGD OS[e ||IM Yydiym Jus wdojarsp pasn Jo sabuel soud jo9loid
paxiw Jabie| sy} o ped suuoljuswdojsnap [equapisas sbueyolsiu] poomsjey) sy - SANEIPUI SBY PUBIS) ONSN UL




4.5 HOUSE AFFORDABILITY MEASURES

When considering the need for additional housing stock, it is important to lock at housing affordability
relative to residents’ income distribution.

The measure used to define ‘housing stress’ and the relative affordability of Lane Cove’s housing stock is
the proportion of income required to either service a household's mortgage or weekly rental expense. ltis
commonly set at 30% of household income.

There are two key variables that affect the overall cost of housing and therefore ‘housing stress. For
renters it is weekly rent versus income, while for home buyers it includes both the price of the dwelling
and the corresponding interest rate. As interest rates and/or housing prices increase, affordability falls
and ‘housing stress’ {the amecunt of maoney spent on mortgage expenses) increases.

Tables 18 to 21 provide an overview of the housing stress price points for Lane Cove home buyers and
renters. Comparing this to household rental and house prices provides an indication of housing stress at
different income levels. )
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6 Conclusion

The key findings from this assessment focus on the affordability of purchasing or renting in Lane Cove,
the associated increase in price compared to other LGAs and wider Sydney region and the increased
retail spend associated with population growth attributed to the proposed development. Specifically the
study has found that:

= The average median price point for the Lane Cove LGA is $506,000 for strata units, just above the
threshold for first home buyers currently earning the LGA's average income. This restricts home
ownership to upper quartile residents and established home owners.

= Rental market analysis indicates that lower quartile households will not be able to afford the median
rental rate for apartments in the Lane Cove LGA, with a maximum rental expense of $300 per week
before housing stress occurs.

= Growth in rental rates for single bedroom and three bedroom apartments compared to North Sydney,
while having a lower rental tenure type may indicate an untapped rental market for investors and
developers for these particular dwelling types.

»  Given that the predicted future demographic mix will feature an increase in both a younger (likely to
be a first home buyer market) and retiree profile, it is likely that there will be demand for smaller more
affordable products by the market. Given the lack of studio options, estimated to be only 1% of the
current development pipeline within the Lane Cove LGA, the proposed development will provide a
differentiated product that offers a more affordable option.

= Increased retail spend of $2.26 million in the Northwood Neighbourhood Centre will help support
existing or new ground floor retail.

= Employment during the construction phase of this project is estimated 116 full-time equivalent
positions, generating an expected $6.7 million annual wage. Employment once the retail component
of the development is expected to create 69 jobs, generating $3.6 million in wages per annum.

= Encouraging mixed use neighbourhood centres has several benefits that will help meet the objectives
in Council’s DCP Part D — Commercial and Mixed Use Localities (Locality 2 - Northwood
Neighbourhood Centre). They are:

— Economic Benefits: Improvement of housing choice and affordability and provision of local
employment opportunities for residents. Improved retail choice and vitality through broadening the
retail offer to include missing elements such as convenience supermarket and food & beverage.

— Health Benefits: improving the overall offer of the Northwood Neighbourhood Centre, provides
walkable access to retail facilities for the vast majority of Longueville and Northwood residents
located over 1km from the next retail centre of Land Cove. Increased walking leads to health
benefits for the community.

— Environmental Benefits: mixed use neighbourhood centres reduce the reliance on cars, by
reducing the number of car trips, thereby reducing petrol consumption costs for residents and
carbon emissions.

— Social Benefits: well-serviced walkable mixed use centres encourage integrated public
transport. The scale of the development will also create a landmark gateway for the Northwood
Neighbourhood Centre.

The Northwood Neighbourhood Centre has failed to reach its potential with the current surrounding
development and population profile. As such there is an opportunity to improve the overall vitality of the
centre and its relevance to the local community by encouraging mixed use development at a scale that
will help support a diverse local retail offer. Such development should be maximised on sites that can
support it, particularly given the fragmented nature of the Centre. The population base provided by the
proposed development at 4-16 Northwood Road, 274 & 274A Longueville Road will be essential to
providing the catalyst for renewal of the Centre.
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