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Department of Planning and Environment 

Sydney Region East 

320 Pitt Street 

SYDNEY NSW 2000 

 

REQUEST FOR REZONING REVIEW IN RESPECT TO NORTHERN BEACHES 

COUNCIL‟S REJECTION OF A PLANNING PROPOSAL IN RESPECT TO  

NOS. 75-79 OLD PITTWATER ROAD AND NO. 19 CROSS STREET, BROOKVALE. 

 

On the 26
th

 April 2018 Northern Beaches Council gave notice of its rejection of a Planning 

Proposal in respect to Lot A DP 166808 and Lot 2 DP 600059, Nos. 75-79 Old Pittwater 

Road and Lot 1DP 204107, No. 19 Cross Street, Brookvale.  

 

Application is herewith made requesting an independent review of the decision of Northern 

Beaches Council to reject this Planning Proposal to amend Warringah Local Environmental 

Plan 2011 to permit additional ‘Mixed Use Development (office premises; business premises; 

residential apartments; and public domain open space) on the subject land.  

 

This request for rezoning review contains the following sections and annexures: 

 

1. Subject Land; 

2. Background; 

3. Planning Proposal; 

4. Supporting Information; 

  

          Annexure A: NSW Planning & Environment Rezoning Review application form; 

               Annexure B: Planning Proposal Application Form (9
th

 January 2018) and political 

                                     Donations and Gifts Disclosure Statement (9
th

 January 2018); 

               Annexure C: Planning Proposal application report, prepared by Doug Sneddon  

                                    Planning Pty Ltd (January 2018); 

               Annexure D: Northern Beaches Council correspondence dated 26
th

 April 2018; 

               Annexure E: Applicant’s Briefing Note (dated 13
th

 April 2018) provided to  

                                    Councilors, responding to each of the reasons for refusal given in  

                                    Council Report Item 10.0 of the 17
th

 April 2018; 

              Annexure F: Copy of correspondence from Harrison Investments Pty Ltd to the  

                                   Mayor of Northern Beaches Council (Councillor Michael Regan) dated  

                                   4
th

 May 2018; 

              Annexure G: Item 10.1 to the Ordinary Council Meeting of 17
th

 April 2018; and 

              Annexure H: Proponent’s justification/confirmation why a rezoning review in the    

                                   circumstances of this application is warranted. 

                                                                                                                                                                       2/101 Excelsior St, 

                                                                                                                                                                       Lisarow NSW 2250 

                                                                                                                                                                       TEL:    02 4328 3851 

                                                                                                                                                                       FAX:   02 4328 4050 

                                                                                                                                                                       MOB: 0408 432 838                                                                               

                            sneddond@bigpond.net.au 

                                                                                                                                                                                                                                     ABN: 20 100 396 914  
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1. SUBJECT LAND. 

 

The subject land comprises Lot A DP 166808 and Lot 2 DP 600059, Nos. 75-79 Old 

Pittwater Road and Lot 1 DP 204107, No. 19 Cross Street, Brookvale, having a combined site 

area of approximately 2.65 ha:  

 

 a Locality Plan is provided in Figure 1; and 

 a Site Aerial View is provided in Figure 2. 

 

2. BACKGROUND. 

 

The reason for this Planning Proposal application relates to the future business planning and 

long term growth of the Harrison Manufacturing Company Pty Ltd. The Harrison Group has 

manufactured and distributed specialized greases and lubricating products from the subject 

site since 1963. However, the Brookvale site is not able to accommodate the business’s future 

requirements and long term growth.  

 

Harrison Manufacturing Company (HMC) has a clearly articulated strategy and vision for the 

future. This includes the intention to operate with a world class facility at best practice. The 

Brookvale site will not be able to accommodate all of the businesses’ future requirements, 

including expansion and long term growth. With these longer term needs in mind, while a 

clear time frame has not yet been determined, considerable investment has already been made 

in a suitable site and in the planning and design for future needs. This incorporates the 

potential for a phased transition of various activities in the future. 

 

As the site is strategically located within ‘Brookvale Town Centre’; adjoins Warringah Mall 

regional shopping centre; and is the largest single landholding within the immediate vicinity 

of Warringah Mall, it offers significant potential for urban renewal in a manner which would 

achieve the strategic objectives of both the Council’s adopted Brookvale Structure Plan and 

the North District Plan, subject to appropriate amendments being made to the  Warringah 

Local Environmental Plan 2011, in the manner sought by this this Planning Proposal. 

 

3. PLANNING PROPOSAL. 

 

3.1 Proposed „Village on the Brook‟ – Integrated Mixed Use Urban Residential,  

      Recreational and Employment Precinct. 

 

The urban renewal report Village on the Brook – Integrated Mixed Use Urban Residential, 

Recreational and Employment Precinct, prepared by Thrum Architects (copy provided in 

Appendix D of the accompanying Planning Proposal application report, prepared by Doug 

Sneddon Planning Pty Ltd  - January 2018) presents a vision and concept precinct masterplan 

for the transformation and redevelopment of the subject land in a manner which will deliver 

increased employment numbers (office/business premises and ancillary services); increased 

housing supply; and a high quality public domain/civic pedestrian spine.  
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FIGURE 1: Location Plan. 
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FIGURE 2: Locality Aerial Photograph. 
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A Concept Precinct Masterplan (refer to Figure 3) has been prepared by Thrum Architects to 

show the strategic urban renewal opportunity afforded by the subject site, which directly 

adjoins Warringah Mall. The following site calculations are applicable to the Concept 

Precinct Masterplan. 

 

- Site Area -  2.65ha; 

- Projected business/office floor space - 11,894m2; 

- Projected employment numbers: > 250 jobs; 

- Existing on-site Harrison Manufacturing jobs - 76 employees; 

- Projected number of apartments – 507 dwellings (mixed 1, 2 & 3 beds); 

- Projected total GFA – 66,000m2;  

- Projected FSR – 2.48:1; and 

- Projected Building Height – 10 – 17 storeys. 

 

3.2 Proposed amendment to Warringah Local Environmental Plan 2011. 

 

In order to facilitate the urban renewal opportunity foreshadowed in the accompanying urban 

renewal report Village on the Brook – Integrated Mixed Use Urban Residential, Recreational 

and Employment Precinct (prepared by Thrum Architects), application was made to Northern 

Beaches Council on behalf of Harrison Investments Pty Ltd (c/- The Harrison Group, PO Box 

7002, Warringah Mall, NSW 2100) to initiate the Local Environmental Plan 'Gateway' 

process pursuant to section 55 of the Environmental Planning and Assessment Act 1979 so as 

to: 

 

 amend Warringah Local Environmental Plan 2011 (Schedule 1 – Additional Permitted 

Uses) to identify that Lot A, DP 166808 and Lot 2 DP 600059, Nos. 75-79 Old 

Pittwater Road and Lot 1 DP 204107, No. 19 Cross Street, Brookvale, may be 

developed with the consent of Council for the purpose of multi-level mixed use 

development comprising residential flat buildings above office and business premises; 

and local open space, consistent with a precinct masterplan to be approved by 

Council.  

 

The description of the additional permitted uses to be contained in Schedule 1 of 

Warringah LEP 2011 would include a provision to the effect that maximum permitted 

building height shown for the subject land on Sheet HOB_008A of the Height of 

Buildings Map shall not apply in circumstances where the Council has approved 

buildings of greater height on the subject land under an approved precinct masterplan; 

and 

 

 amend Warringah LEP 2011 - Additional Permitted Uses Map Sheet APU_008A to 

identify the subject land as land to which Schedule 1 – Additional Permitted Uses 

applies (being the area identified in Figure 1). 

The Planning Proposal mirrors an earlier submission made by Harrison Investments Pty Ltd 

in response to the public exhibition of Council’s the Draft Brookvale Structure Plan.  It 

should be noted that Council did not provided Harrison Investments with any feedback, 

comment or enquiry in relation to that submission and consequently the Planning Proposal 

application was necessary in order to have Council give careful consideration to the urban 

renewal opportunities which will become available as a consequence of Harrison 

Manufacturing vacating this site in the future.  
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FIGURE 3 Concept Precinct Masterplan. 
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4. INFORMATION PROVIDED IN SUPPORT OF THIS REZONING REVIEW  

    REQUEST. 

 

The Department’s Rezoning Review Application Form requires the following information to 

accompany a rezoning review request. 

 

4.1 ‘A completed application form’. 

 

 The completed NSW Planning & Environment application form is provided in 

Annexure A. 

 

4.2 ‘Copy of the proponent’s request for the council to prepare and submit a planning  

       proposal for Gateway determination’. 

 

 A copy of the completed Council Planning Proposal Application Form, dated 9
th

 

January 2018 and political Donations and Gifts Disclosure Statement are provided in 

Annexure B. 

 

 A copy of the Planning Proposal application report, prepared by Doug Sneddon 

Planning Pty Ltd (January 2018) is provided in Annexure C. 

 

4.3 ‘All correspondence from Council in relation to the proposed instrument, including  

      Council’s advice detailing why the council did not proceed with preparing the planning  

      proposal’. 

 

 A copy of Northern Beaches Council correspondence dated 26
th

 April 2018 advising 

that on the 17
th

 April 2018 Council resolved to reject the Planning Proposal, is 

provided in Annexure D. Attached to that advice is a copy of Council resolution 

091/18 providing reasons A – G for rejection of the Planning Proposal. 

 

 A copy of a Briefing Note dated 13
th

 April 2018 provided to Councilors, prepared by 

Doug Sneddon Planning Pty Ltd on behalf of Harrison Investments Pty Limited, 

responding to each of the reasons for refusal given in Council Report Item 10.0 of the 

17
th

 April 2018, is provided in Annexure E. 

 

 A copy of correspondence from Harrison Investments Pty Ltd to the Mayor of 

Northern Beaches Council (Councillor Michael Regan), dated 4
th

 May 2018 raising 

disappointment with the Council’s reluctance to meet to discuss matters relating to the 

proposed relocation of the company from its Brookvale site and the strategic 

opportunity this presents to the community for employment generation and affordable 

housing on the subject land, is provided in Annexure F. 

 

4.4 ‘All correspondence from other Government Agencies, if available, about the proposed  

       instrument.’ 

 

 There is no evidence from Council’s assessment report on this Planning Proposal 

(Report Item 10.1 to the Ordinary Council Meeting of 17
th

 April 2018, copy provided 

in Annexure G) that any advice/comment on this Planning Proposal was sought by 

Council from any Government Agency.  
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 It is noted that Report Item 10.1 assumes a position of the Department of Planning in 

relation to protecting existing industrial land but there is no actual primary evidence 

that this is the Department’s position in relation to this particular Planning Proposal. 

 

 Harrison Investments Pty Ltd has requested Northern Beaches Council to advise 

whether it sought advice/comment from the Department of Planning and/or the 

Greater Sydney Commission in relation to this Planning Proposal, but as of the date of 

making this Rezoning Review application, the Council has not responded to this 

request (refer to Annexure F). 

 

(v) ‘Proponent’s justification to the Strategic and Site Specific Merit tests, to confirm why 

a review is warranted.’ 

 

 The proponent’s justification/confirmation why a review in the circumstances of this 

application, is warranted, is provided in Annexure H. 

 

(vi) ‘Disclosure of reportable political donations under section 147 of the Act.’ 

 

 Refer to the political Donations and Gifts Disclosure Statement (Northern Beaches 

Council) provided in Annexure B. There is no change to this disclosure statement as 

no donations have been made since that statement was made. 

 

(vii) ‘Fee for lodging a rezoning review’. 

 

 The required $20,000 fee accompanies this application.  

 

 

Yours Sincerely 

 

 

 

Doug Sneddon 

28
th

 May 2018. 
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ANNEXURE A: NSW Planning & Environment Rezoning Review application form. 
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ANNEXURE B: Planning Proposal Application Form (9
th

 January 2018) and political 

                                    Donations and Gifts Disclosure Statement (9
th

 January 2018). 
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ANNEXURE C: Planning Proposal application report, prepared by Doug Sneddon  

                             Planning Pty Ltd (January 2018) 

 

(Under Separate Cover). 
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ANNEXURE D: Northern Beaches Council correspondence dated 26
th

 April 2018. 
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ANNEXURE E: Applicant‟s Briefing Note (dated 13
th

 April 2018) provided to  

                             Councilors, responding to each of the reasons for refusal given in  

                             Council Report Item 10.0 of the 17
th

 April 2018.  
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ANNEXURE F: Copy of correspondence from Harrison Investments Pty Ltd to the  

                            Mayor of Northern Beaches Council (Councillor Michael Regan) dated  

                            4
th

 May 2018. 
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ANNEXURE G: Item 10.1 to the Ordinary Council Meeting of 17
th

 April 2018. 
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ANNEXURE H: Proponent‟s justification/confirmation why a review in the   

           circumstances of this application, is warranted. 
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ASSESSMENT OF STRATEGIC MERIT 

 

PLANNING PROPOSAL TO PERMIT THE ADDITIONAL USES OF OFFICE 

PREMISES; BUSINESS PREMISES AND RESIDENTIAL APARTMENTS ON  

LOT A DP 166808, LOT 2 DP 600059 & LOT 1 DP 204107, NOS. 75-79 OLD 

PITTWATER ROAD AND NO. 19 CROSS STREET, BROOKVALE.  

 

Section 5 of the Planning Proposal application report (prepared by Doug Sneddon Planning 

Pty Ltd - January 2018), a copy of which is provided in Annexure C, provides strategic 

planning justification for amending Warringah LEP 2011 in the manner proposed by this 

Planning Proposal, addressing the consistency of the Planning Proposal with: 

 

 „A Plan for Growing Sydney‟; 

 The Draft Revised North District Plan (November 2017); and 

 Northern Beaches Council’s Draft Brookvale Structure Plan. 

 

It is noted that the Draft Revised North District Plan is superseded by the current North 

District Plan, published in March 2018. 

 

The following analysis is provided for consideration of the Planning Panel and provides 

strategic planning justification for amending Warringah LEP 2011 in the manner proposed by 

this Planning Proposal. 

 

1. „A Plan for Growing Sydney‟. 

 
A Plan for Growing Sydney, released in December 2014 is the NSW Governments 20 

year plan for the Sydney Metropolitan Area. It provides direction for Sydney’s 

productivity, environmental management, and liveability; and for the location of 

housing, employment, infrastructure and open space. 

 
To achieve the NSW Government’s vision for Sydney as a “strong global city, a great place 

to live”, the Government has set down the following goals that Sydney will be: 

 
 a competitive economy with world class services and transport; 

 a city of housing choice with homes that meet our needs and lifestyles; 

 a great place to live with communities that are strong , healthy and well connected; 

and 

 a sustainable and resilient city that protects the natural environment and has 

a balanced approach to the use of land and resources. 

 
Goals 1, 2 and 3 are principally relevant to this planning proposal to amend Warringah 

Local Environmental Plan 2011 to permit the additional use of ‘Mixed Use Development 

(office premises; business premises and residential apartments) on Lot A, DP 166808 and 

Lot 2 DP 600059, Nos. 75-79 Old Pittwater Road and Lot 1 DP 204107, No. 19 Cross 

Street, Brookvale.  
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1.1 GOAL 1: Grow a more internationally competitive Sydney CBD. 

 

 DIRECTION 1.7: Grow strategic centres-providing more jobs closer to home. 

 

 “Concentrating office development in strategic centres that are easy to get to benefits 

 businesses and provides the opportunity for workers to access specialist jobs. 

 Businesses benefit from proximity to other businesses and services when they are 

 clustered in a few large centres. Focussing future growth in strategic centres will 

 provide the greatest benefits to Sydney in terms of land and infrastructure costs, 

 social infrastructure and social and environmental outcomes.” 

 

Strategic Justification of the Planning Proposal. 

 

‘Brookvale- Dee Why’ is identified as one of 28 of Sydney’s strategic centres. This 

Planning Proposal is consistent with Direction 1.7 as it will generate mixed use 

office/business and residential development within ‘Brookvale- Dee Why’ Strategic Centre, 

providing increased services, jobs and housing in an integrated master planned 

environment, with consequential benefits in terms of land and infrastructure costs, social 

infrastructure and environmental outcomes.    

 

1.2 GOAL 2: A city of housing choice, with homes that meet our needs and lifestyles. 

 
The following principal Directions and Actions contained within A Plan for Growing Sydney 

aimed to provide for housing choice, with homes that meet community needs and lifestyles, 

are applicable to the consideration of this Planning Proposal.  

 

 (a) DIRECTION 2.1: Accelerate housing supply across Sydney. 

 
 The delivery of new housing must be accelerated to meet the needs of a bigger 

 population and to satisfy a growing demand for different types of housing. 

 
Action 2.1.1: Accelerate housing supply and local housing choices. 

 

 The most suitable areas for significant urban renewal are those areas best connected 

 to employment and include: 

 
- in and around centres that are close to jobs and are serviced by public 

transport services that are frequent and capable of moving large numbers of 

people; and 
- in and around strategic centres. 

 
Action 2.1.2: Accelerate new housing in designated infill areas. 

Locations with large lots within the existing urban area that are close to centres on 

the rail, light rail and rapid bus systems are particularly well suited to urban 

renewal.  

 

Action 2.1.3: Deliver more housing by developing surplus or under-used 

Government land. 

 
Making surplus Government land available for housing will be a significant source 

of new housing. 
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 (b) DIRECTION 2.2: Accelerate urban renewal across Sydney – providing 

 homes closer to jobs. 

 
 New urban renewal locations will be selected in or near centres on the public 

 transport network. Locating new housing here will make it easier for people to get to 

 jobs and services and take pressure off congested roads. 

 

 Action 2.2.1: Use the Greater Sydney Commission to support Council-led urban 

 infill projects. 
 

          A significant proportion of Sydney’s additional housing supply needs to come from     

 urban infill across Sydney. 

 

 The Government will support council-led urban infill and local efforts to lift 

 housing production around local centres, transport corridors and public transport 

 access point. 

 

 Action 2.2.3: Undertake urban renewal in transport corridors which are being 

 transformed by investment, and around strategic centres. 

 

 A Plan for Growing Sydney focuses new housing in centres which have public 

 transport that runs frequently and can carry large numbers of passengers. 

 
 (c) DIRECTION 2.3: Improve housing choice to suit different needs and 

 lifestyles. 

 
 There is currently a shortage of apartments in the middle and outer areas of the 

 city. This is affecting the capacity of people to buy or rent a home. To respond to 

 these issues the Government will introduce planning controls that increase the 

 number of homes in established urban areas to take advantage of public transport, 

 jobs and services. 

 
1.3 GOAL 3: A great place to live with communities that are strong, healthy and 

well connected. 

 
A Plan for Growing Sydney aims to create more vibrant places and revitalised suburbs 

where people will want to live. 

 
(a) DIRECTION 3.1: Revitalise existing suburbs. 

 

Provision of new housing within Sydney’s established suburbs brings real benefits to 

communities and makes good social and economic sense. 

 

This type of development lowers infrastructure costs: reduces the time people spend 

commuting to work or travelling between places; gives people more time to spend with 

their families, relaxing and enjoying sport and other activities; and helps people get 

involved in the local community. 

 

Directing new housing to the existing urban area will reduce the impact of development 

on the environment and protect productive rural land on the urban fringe. It also 
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improves resident’s access to jobs, services and recreation and this will enhance the 

liveability of the city. 
 

        (b) DIRECTION 3.3: Create healthy built environments. 

 

        The design of the city and suburbs plays an important role in supporting physical     

        activity. Planning and development can promote healthy activities such as walking to the  

        shops or school, cycling, meeting friends at the local park or café and visiting a  

        community event. 

 

Strategic Justification of the Planning Proposal. 

 

The Planning Proposal is consistent with Directions 3.1 and 3.3. The accompanying urban 

renewal report Village on the Brook – Integrated Mixed Use Urban Residential, Recreational 

and Employment Precinct, prepared by Thrum Architects (copy provided in the Planning 

Proposal application report in Annexure C) presents a vision and concept masterplan for the 

transformation and redevelopment of this site in a manner which will deliver increased 

employment numbers (office/business premises and ancillary services); increased housing 

supply; and a high quality public domain/civic pedestrian spine.  

 

1.4 NORTH SUBREGION – Priorities for Strategic Centres. 

 

A Plan for Growing Sydney contains the following priorities for ‘Brookvale-Dee Why’ 

Strategic Centre: 

  

 Work with council to retain a commercial core in Brookvale-Dee Why, as required, 

for long-term employment growth.  

 

 Work with council to provide capacity for additional mixed-use development in 

Brookvale-Dee Why including offices, retail, services and housing. 

  

 Work with council to improve walking and cycling connections between Warringah 

Mall, Brookvale and Dee Why. 

  

 Progress planning for a Northern Beaches bus rapid transit corridor to service 

Brookvale-Dee Why. 

 

The Planning Proposal is consistent with these strategic priorities: 

 

 The commercial core within the centre is retained and strengthened by the proposal to 

permit the additional use of office premises and business premises on the subject land, 

which shares its eastern boundary with the Warringah Mall’ retail centre; 

 

 The Planning proposal provides for mixed use development in Brookvale Dee Why, 

including offices, business premises and housing; 

 

 The Planning Proposal will result in the provision of walking and cycling connections 

through the site; and 

 



63 
 

 The Planning Proposal will provide for intensification of activity and patronage to 

public transport, including the new ‘B-Line’.  

 

1.5 SUMMARY ASSESSMENT of Consistency of the Planning Proposal with ‘A Plan  

      for Growing Sydney’. 

 
This planning proposal to amend Warringah Local Environmental Plan 2011 to permit the 

additional use of ‘Mixed Use Development (office premises; business premises and 

residential apartments) on Lot A, DP 166808 and Lot 2 DP 600059, Nos. 75-79 Old 

Pittwater Road and Lot 1 DP 204107, No. 19 Cross Street, Brookvale, is consistent with the 

goals and related actions contained in  A Plan for Growing Sydney aimed to Grow strategic 

centres-providing more jobs closer to home; accelerate housing supply/choice; and  

revitalise existing suburbs: 

 

 the subject land is located within the ‘Brookvale – Dee Why Strategic Centre’; 

 

 the subject land provides a significant ‘in-fill’ opportunity for urban renewal, 

comprising a large land parcel located within the ‘Brookvale-Dee Why’ Strategic 

Centre adjacent to ‘Warringah Mall’ and well served by public transport, including 

the new ‘B-Line’; 
 

 the Planning Proposal will strengthen the ‘Brookvale-Dee Why’ Strategic Centre by 

generating significant mixed use office/business and residential development within 

the centre, providing for increased services, jobs and housing in an integrated master 

planned development, with consequential benefits in terms of land and infrastructure 

costs, social infrastructure and environmental outcomes; 

 

 the Planning Proposal presents a vision and concept masterplan for the transformation 

and redevelopment of this site in a manner which will deliver increased employment 

numbers (office/business premises and ancillary services); increased housing supply; 

and a high quality public domain/civic pedestrian spine; 

 

  the Planning Proposal provides a significant opportunity for the development 

of up to 500 apartments located in a number of master planned residential 

towers located above ground level office/business premises. This significant 

yield will make an important contribution to delivering dwelling targets and a 

range of dwelling types, including a proportion of ‘affordable housing’. 

 

 The Planning Proposal will result in the provision of walking and cycling connections 

through the site; and 

 

 The Planning Proposal will provide for intensification of activity and patronage to 

public transport, including the new ‘B-Line’.  
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2. NORTH DISTRICT PLAN (March 2018). 

 

The North District Plan (March 2018), prepared by the Greater Sydney Commission 

identifies Brookvale-Dee Why as a strategic centre  

 

It is a plan to manage growth at a district level and is a bridge between regional and local 

planning. In undertaking strategic planning processes and/or preparing or considering 

planning proposals, planning authorities must give effect to the District Plan, specifically the 

Planning Priorities and Actions. 

 

2.1 Brookvale-Dee Why Strategic Centre: Targets and Applicable Planning  

      Priority Statements. 

 

The North District Plan contains the following targets for Brookvale-Dee Why: 

 

 Centre job target for Brookvale-Dee Why – 2016 (20,000 jobs) increasing to 23,000 – 

26,000 jobs in 2036; and 

 

 5 year Housing targets for Northern Beaches LGA 2016 - 2021 is 3,400 dwellings. 

 
The North District Plan contains the following Planning Priority Statements N5; N6; N10; 

N11; N12; and N20, which have particular applicability to the preparation of this Planning 

Proposal: 

 

 “Planning Priority N5: Provide housing supply, choice and affordability, with 

access to jobs and services”. 

 

- Housing is more than just dwellings and needs to be considered across the 

housing continuum and with a place based approach. 

 

- New housing must be in the right places to meet demand for different housing 

types, tenure, price points, preferred locations and design…. Must be coordinated 

with local infrastructure to create livable, walkable and cycle friendly 

neighbourhoods with shops, services and public transport. 

 

- Opportunities for urban renewal need to be considered by location and by 

capacity of existing and proposed infrastructure. Where there is significant 

investment in mass transit corridors, both existing and proposed, urban renewal 

may best be investigated in key nodes along the corridor.  Locational criteria for 

urban renewal opportunities include: 

 

   - Alignment with investment in regional and district infrastructure; 

    - Accessibility to jobs; 

  - Accessibility to regional transport; 

  - Within walking distances of centres; 

  - The feasibility of development; 

 

- Support the role of Centres. 
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 “Planning Priority N6: Creating and renewing great places and local centres 

and respecting the District‟s Heritage”. 

 

- Greater Sydney‟s cities, centres and neighbourhoods each have a unique 

combination of local people, history, culture, arts, climate, built form and natural 

features creating places with distinctive identities and functions. Great places 

build on these characteristics to create a sense of place that reflects shared 

community values and culture. Through this, they attract residents, workers, 

visitors, enterprise and investment. 

 

- To deliver high quality, community specific and place based outcomes, planning 

for the District should integrate site-specific planning proposals with precinct-

wide place and public domain outcomes through place based planning. 

 

 “Planning Priority N10: Growing investment, business opportunities and jobs in 

strategic centres”. 
 

- Brookvale-Dee Why is identified as a strategic centre….. All strategic centres will 

be the focus of public transport investments that seek to deliver the 30-minute city 

objective; 

 

- A balance must be struck in providing adequate mixed-use or residential zoned 

land around the commercial core zone to ensure new residential developments 

can benefit from access and services in centres; 

 

- Delivering housing within a walkable distance of strategic centres encourages 

non-vehicle trips, which also fosters healthier communities. 

 

- The strategic centre which combines Brookvale and Dee Why provides the 

greatest number of jobs in the Northern Beaches. Brookvale industrial area 

supports niche manufacturing and wholesale industries. Warringah Mall is one of 

the largest retail areas in Greater Sydney. Growth of the combined centre 

including greater connectivity will attract employment, retail and local services, 

strengthening the existing centre. 

 

- Strengthen Brookvale-Dee Why through approaches that: 

 

  Maintain the mix of uses so that Brookvale-Dee Why continues to perform  

  strongly; 

 

  Encourage and support improvements to Warringah Mall and better  

  integrate it with the fabric and life of Brookvale-Dee Why; 

 

  Recognise and enhance the economic and employment opportunities  

  along Pittwater Road and encourage revitalisation along the   

  commercial strip; 

 

  Promote walking, cycling and public transport to Warringah Mall, the  

  Brookvale industrial area and Dee Why;   
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  Encourage the establishment of new, innovative and creative industries in the 

  Brookvale industrial area; 

 

  Encourage new lifestyle and entertainment uses to activate local streets in  

  Brookvale-Dee Why; and 

 

  Improve connections between Brookvale-Dee Why and the Northern  

  Beaches Hospital at Frenches Forest. 

 

 “Planning Priority N11: Protecting and managing industrial and urban services 

land”. 
 

- In the North District, given the limited supply of industrial and urban services 

land and the inability to increase supply, industrial and urban services land needs 

to be protected and efficiently managed; 

 

- The North District has the lowest amount of industrial land in Greater Sydney and 

the highest proportion of the land used for urban services; 

 

- Brookvale is shown to have 86ha of developed industrial land and no undeveloped 

land; 

 

- All existing industrial and urban services land needs to be protected from 

conversion to residential and mixed use development and must be managed to 

accommodate businesses supporting the local economy and serving the local 

population. 

 

 “Planning Priority N12: Delivering integrated land use and transport planning 

and a 30-minute city”. 
 

- As the North District grows, planning and investment will integrate land use, 

transport and infrastructure, recognising and harnessing the city shaping role of 

transport infrastructure; 

 

- The District‟s strategic and local centres provide a rage of local jobs and services 

that support the growing population. Encouraging the growth of strategic and 

local centres will reduce the need for people to travel long distances to access 

jobs and local services; 

 

- Northern Beaches B-Line is a city shaping initiative; 

  

- Walking is a fundamental part of the transport system and most journeys start and 

end with walking. Pleasant and safe environments for walking and cycling 

contribute to great places where people and businesses choose to locate and 

invest; 

 

- Mixed-use neighbourhoods with homes and schools close to centres and public 

transport improve the opportunity for people to walk and cycle to local shops and 

services. 
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 “Planning Priority N20: Delivering high quality open space”. 
 

- People in urban neighbourhoods should be able to walk to local open space. In 

high density neighbourhoods, public open space is used like a shared backyard, 

providing green communal living space……..High density neighbourhoods need 

to have high quality open space within close proximity. 

 

- In local and strategic centres, local open space is important to provide places for 

workers to relax and for people to meet and socialize; 

 

- For residents of high density, improving access to local open space together with 

its quality will be essential. Access to open space for residents. 

 

2.2 Summary Assessment of consistency of the Planning Proposal with the North  

      District Plan (March 2018). 

 

The North District Plan has primacy over Council strategic plans and is required to be taken 

into consideration by Council’s when preparing a Planning Proposal: 

 

In relation to achieving job targets, the North District Plan seeks to protect and manage 

industrial and urban services land and ‘growing’ the existing Brookvale-Dee Why Centre; 

 

In relation to delivering housing supply, the planning priorities of North District Plan 

advocates: 

 

 Considering opportunities for urban renewal by location and by capacity of existing 

and proposed infrastructure. Where there is significant investment in mass transit 

corridors, both existing and proposed, urban renewal may best be investigated in key 

nodes along the corridor.  Locational criteria for urban renewal opportunities 

include: 

 

   - Alignment with investment in regional and district infrastructure; 

    - Accessibility to jobs; 

  - Accessibility to regional transport; 

  - Within walking distances of centres; 

  - The feasibility of development; 

 

 Supporting the role of Centres; 

 

 Delivering housing within a walkable distance of strategic centres encourages non-

vehicle trips, which also fosters healthier communities; 

 

 Delivering high quality, community specific and place based outcomes. Planning for 

the District should integrate site-specific planning proposals with precinct-wide 

place and public domain outcomes through place based planning; and 

 

 Encouraging and supporting improvements to Warringah Mall and better integrate it 

with the fabric and life of Brookvale-Dee Why. 
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The Planning Proposal is consistent with aim of the North District Plan to achieve job targets 

and protect and manage industrial and urban services land, as the existing IN1 General 

Industrial zone is retained over the land. The proposed additional permitted use of office and 

business premises on the subject land is consistent with the intention of Council’s draft 

Brookvale Structure Plan to permit these additional uses within Brookvale Industrial Area - 

West  (refer to section 3 of this assessment) and will result in a significant increase in 

employment generation on the site. 

 

The Planning Proposal’s additional permitted use of mixed use/residential flat building’s on 

the subject land will make a significant contribution to achieving housing targets (including 

affordable housing).  The subject land satisfies the locational criteria adopted by the Greater 

Sydney Commission in the North District Plan for the selection and support of such urban 

renewal opportunities. 

 

3. DRAFT BROOKVALE STRUCTURE PLAN (NORTHERN BEACHES COUNCIL). 

 

Northern Beaches Council has exhibited the Draft Brookvale Structure Plan for public 

comment. 

 

In response to the public exhibition, a joint submission was made by Thrum Architects Pty 

Ltd and Doug Sneddon Planning Pty Ltd on behalf of Harrison Investments Pty Ltd/Harrison 

Manufacturing, the owner/occupier of land comprising Lot A, DP 166808 and Lot 2  

DP 600059, Nos. 75-79 Old Pittwater Road and Lot 1 DP 204107, No. 19 Cross Street, 

Brookvale.  

 

A copy of that submission is provided in Appendix F of the Planning Proposal application 

report (prepared by Doug Sneddon Planning Pty Ltd - January 2018), a copy of which is 

provided in Annexure C. 

 

In summary, the submission: 

 

 supported the Draft Brookvale Structure Plan’s proposal to allow the addition of 

‘business premises’ and ‘office premises’ as permissible uses with the consent of 

Council within Brookvale Industrial Area (West), which includes the subject land; 

 

 identifies deficiencies of Brookvale’s town centre configuration and the challenges 

faced in providing for an increased residential population in high quality residential 

spaces, required to bring life to Brookvale;  

 

 identifies the draft Structure Plan’s limitations in delivering significant new green 

links and public spaces;  

 

 identifies factors which will act to restrict the rate of provision of new medium 

density housing (4 – 6 storeys) starts within the Brookvale Town Centre ‘Mixed Use’ 

zone identified and supported by Council and will thereby result in slow progress 

towards achieving the draft Structure Plan’s residential development objectives over 

the 20 year planning period; and 
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 demonstrated that much more needs to be done to also allow higher density residential 

development (as part of mixed use development) to occur on identified urban renewal 

sites located within the Draft Brookvale Structure Plan Investigation Area, which 

satisfy the locational criteria for urban renewal investigation adopted by the Greater 

Sydney Commission in the North District Plan. 

 

The Draft Structure Plan’s intended restriction to „not propose to allow mixed use 

developments in the IN1 Industrial zone that include residential or retail uses‟ would, if 

adopted by Council, prevent achieving the strategic urban renewal opportunity afforded by 

Lot A DP 166808, Lot 2 DP 600059 and Lot 1 DP 204107, Nos. 75-79 Old Pittwater Road 

and No. 19 Cross Street, Brookvale (‘Village on the Brook’) as presented in section 4 of the 

submission. 

 

The accompanying urban renewal report Village on the Brook – Integrated Mixed Use Urban 

Residential, Recreational and Employment Precinct, prepared by Thrum Architects (copy 

provided in Appendix D of the Planning Proposal application report prepared by Doug 

Sneddon Planning Pty Ltd - January 2018), presents a vision and concept masterplan for the 

transformation and redevelopment of the subject site in a manner which will deliver increased 

employment numbers (office/business premises and ancillary services); increased housing 

supply; and a high quality public domain/civic pedestrian spine.   

 

Council was requested to modify the Draft Brookvale Structure Plan so as to provide 

sufficient flexibility within the IN1 Industrial Zone for the Council to consider significant 

urban renewal opportunities for mixed use development (which include a residential 

component) on sites which satisfy the locational criteria for urban renewal investigation 

adopted by the Greater Sydney Commission in the North District Plan.  

 

The submission argued that investigation and consideration of urban renewal opportunities 

could then occur via individual Planning Proposal applications lodged with Council. In the 

case of a Planning Proposal application being lodged for the subject site (‘Village on the 

Brook’) the submission indicated that: 

 

 the existing IN1 General Industrial zone would be retained, thereby satisfying the 

requirement of S.117 Direction 1.1 – Business and Industrial zones, for a planning 

proposal to retain the areas and locations of existing business and industrial zones; 

and would also be consistent with the related planning principles and priorities of the 

Draft Brookvale Structure Plan and the North District Plan to protect and manage 

industrial and urban services land; 

 

 whilst retaining the existing IN1 General Industrial zone, a planning proposal in 

respect to the subject land would seek to amend Warringah Local Environmental Plan 

2011 and pursuant to ‘Clause 2.5 - Additional permitted uses for particular land’, 

describe in Schedule 1 of LEP 2011 the additional permitted uses (mixed use 

comprising office and business premises; and residential apartments) to be permitted 

on the subject land with the consent of Council; and 

 

 a planning proposal for the subject site would be consistent with the proposal of the 

Draft Brookvale Structure Plan to amend LEP 2011 to allow the addition of business 

and office premises within Brookvale Industrial Area (West), as each proposed multi 

storey building within the subject site would have its lower floor levels occupied by 
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office and business premises, with only upper storeys allocated to residential 

apartments.  

 

This Planning Proposal will facilitate the redevelopment of this site in a manner, which will 

deliver increased employment numbers (> 250 jobs in office/business premises and ancillary 

services); increased housing supply (507 apartments); and provide a high quality public 

domain/civic pedestrian spine, in a manner which would be consistent with North District 

Plan „Planning Priority N5 – Provide housing supply, choice and affordability, with access to 

jobs and services‟, which encourages opportunities for housing capacity to be realised by 

urban renewal developments which satisfy the following locational criteria for urban renewal 

investigation: 

 

  - Alignment ith investment in regional and district infrastructure; 

  - Accessibility to jobs; 

  - Accessibility to regional transport; 

 - Within walking distances of centres; and 

 - The feasibility of development. 

 

The inconsistency of the Planning Proposal with the Draft Brookvale Structure Plan’s 

intended restriction to „not propose to allow mixed use developments in the IN1 Industrial 

zone that include residential or retail uses‟ is considered justified in respect to the subject 

land, having regard to: 

 

 the future business planning and long term growth of the Harrison Manufacturing 

Company Pty Ltd  proposing a phased transition of its various industrial activities 

from the Brookvale site in the future; 

 

 the unique urban renewal opportunities presented by the location of this large site  

adjacent to the ‘Warringah Mall’ centre;  

 

 the site satisfies the locational criteria for urban renewal investigation adopted by the  

North District Plan;  

 

 the vision and concept masterplan presented for the transformation and redevelopment 

of the subject site will deliver significant increased employment numbers 

(office/business premises and ancillary services); substantial housing supply; and 

provide a high quality public domain/civic pedestrian spine; and 

 

 it is not the proposed residential component of this planning proposal that will result 

in the „loss of one of the largest industrial landholdings in Brookvale‟ but rather two 

other factors to which the Council’s assessment report does not give due regard: 

 

- the transition from industrial to multi-faceted business employment in 

Australia means that the demand for ‘traditional’ industrial sites used for 

manufacturing is falling. In those industrial sectors where relocation and 

growth is occurring, site selection favours highly accessible metropolitan 

fringe locations,  which is evident in the case of Harrison Manufacturing’s 

decision to relocate from Brookvale sometime in the future; and 
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- the Council’s Draft Brookvale Structure Plan which proposes to permit  

the additional uses of ‘business and office premises’ on land within the 

Brookvale Industrial Area (West). This will inevitably result in the higher 

value use of the subject land for business and office premises, not 

industrial premises. 

 

 

 

 

 

 


