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Greater Sydney Commission 
PO Box 257 
Parramatta NSW 2124 
 
Attention: Deborah Dearing – North District Commissioner 
 
TOWN PLANNING SUBMISSION IN RELATION TO DRAFT NORTH DISTRICT PLAN  
 
Dear Ms Dearing 
 
This submission to the Greater Sydney Commission (the Commission) with regard to the draft North District 
Plan (the Plan) has been prepared by Willowtree Planning on behalf of the land owners of 3  

, Lavender Bay (the Site). 
 
This Submission responds to the updated content of the draft North District Plan released for comment in 
October 2017. This draft North District Plan incorporates feedback from the exhibition of the draft District 
Plans from November 2016 to March 2017. The revised draft District Plans are the Commission’s formal 
response to the key issues raised in the previous submissions. 
 
The following addresses the revised draft North District Plan and again outlines recommendations and 
justifications in order to realise the optimal strategic future of the Site, and the wider North District. 
 
1.0 SITE AND CONTEXT 
 
The Site that is the subject of this submission is located within the North Sydney Local Government Area 
(LGA), and includes the following properties: 
 

▪  Lavender Bay (SP 52428) 
▪ , Lavender Bay (SP 52429) 

▪ , Lavender Bay (SP 538) 
▪  Lavender Bay (Lot 4 DP 19368) 
▪ , Lavender Bay (SP 70601) 

 
Future discussions may take place with land owners located at , 
Lavender Bay, to be included in the future Planning Proposal. 
 

The Site has a total area of 2,300sqm. As such, the Site, at present is considered to be underdeveloped. The 
existing development across the Site primarily consists of two and three storey residential flat buildings. Of 
these developments, there are approximately 32 units housing a maximum of 64 people, primarily one 
bedroom. The current development across the Site is not considered to be an appropriate reflection of the 
development potential of the Site. Further, the Site is not identified as containing items of heritage 
significance, nor is it identified as being within a Heritage Conservation Area. 
 

The Site immediately adjoins the North Shore Railway to the east; bound by Lavender Street to the south, 
Middlemiss Street to the north and medium density residential developments to the west. The Site is located 
approximately 375m from Milsons Point Station, approximately 275m from North Sydney Station, 
approximately 510m from the proposed Victoria Cross Metro Station and the North Sydney Commercial Core. 
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Figure 1 and Figure 2 below show the Site and the surrounding context. 
 

 
Figure 1 | The Local Context (Source: SIX Maps, 2017) 
 

 
Figure 2 | Regional Context (Source Six Maps, 2017) 
 
The identified strategic opportunities of the Site include the following: 
 

▪ Located within a major employment strategic centre; 
▪ Site is adjacent to existing infrastructure and within walking distance of existing train stations; 
▪ Site is ideally suited to provide housing and accommodation to support future population growth. 

 
Figure 3, 4 and 5 highlight the location of the Site in the local context. 
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Figure 3 |Looking South across the Site towards Sydney Harbour 

 
Figure 4 | Aerial of North Sydney, and surrounding locality 
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Figure 5 | Looking North towards North Sydney 

 
2.0 EXISTING PLANNING CONTROLS 
 
The North Sydney Local Environmental Plan 2013 (NSLEP 2013) controls the development of the Site and 
surrounding properties. Pursuant to the NSLEP 2013, the following controls are applicable to the Site: 
 

▪ Zone: R4 High Density Residential 
▪ Height of Building: 12m 
▪ Floor Space Ratio: n/a  

 
The Site has the potential for an uplift in density, however, the current development standards restrict future 
development potential. This is in contrast with the properties to the south that are zoned B4 Mixed Use with 
a maximum building height of 40m. 
 
3.0 OBJECTIVES AND INTENDED OUTCOMES 
 
The key objective of this submission is to facilitate the development of strategically located land in order to 
accommodate an uplift in density to allow for additional housing. The following objectives also inform this 
submission and allude to the strategic significance of the Site. 
 

▪ Protect and preserve strategically located land for residential development; 

▪ Assist in accommodating forecast population growth and dwelling targets by providing land to 
support the required housing and population growth; 

▪ In particular, deliver a diversified supply of accommodation that is affordable, provides high levels of 

density reflective of adjoining development and is conveniently located within close proximity to 
public transport; 

▪ Allow for higher density developments in order to promote the efficient and productive use of land; 

▪ Simultaneously promote productivity, liveability and sustainability through the provision of high 
density residential development within mixed use precincts, serviced by public transport. 

These strategic objectives are considered to aptly justify the intended outcomes and recommendations for 
development standards outlined in the following subsections. 
 
 

The Site  
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Intended Outcomes 
 
Informing the above objectives is the intention to enable the future development of the Site for an uplift in 
density, which will provide development that is reflective of the Site’s context and surrounding development. 
 
The development completely accords with the need for additional housing as established by A Plan for 
Growing Sydney, draft Greater Sydney Region Plan and the draft North District Plan and is therefore 
considered to be of significant strategic importance. 
 
Required Statutory Built Form Controls 
 
To facilitate the required higher residential density on strategically-located sites, development standards 
must ensure that a suitable density of development is permitted. It is imperative that building height and 
FSR controls reflect the District Plan’s vision for a growing and well-serviced city. 
 
In particular, it is noted that the NLEP 2013 does not lend itself to the provision of high density residential 
development given that restrictive height controls under the R4 Zone undermine the viability of providing 
built form that is responsive to site constraints whilst simultaneously supporting an uplift in density. 
Therefore, built form controls for the Site, must be revised to allow for increased density to support the 
delivery of additional housing within the North District. 
 
Accordingly, whilst acknowledging that the role of the draft Greater Sydney Region Plan and the draft North 
District Plan does not encompass amendments of Environmental Planning Instruments (EPIs), it is suggested 
that the revision of planning controls to support higher density development on suitably located land may be 
incorporated as a ‘Priority’ within the draft North District Plan. 

 
4.0 DRAFT GREATER SYDNEY REGION PLAN 
 
The Greater Sydney Commission has released the draft Greater Sydney Region Plan – ‘A Metropolis of Three 
Cities’. The Draft Plan has been developed concurrently with the draft metropolitan transport plans, Future 
Transport 2056, and the State Infrastructure Strategy, to provide co-ordinated approaches to spatial and 
infrastructure planning. The Draft Plan aims to rebalance, foster jobs, improve housing affordability, ease 
congestion and enhance our enviable natural environment across the entire region. Further, the Draft Plan 
aims to create a metropolis of three (3) cities by 2056; Eastern Harbour City, Central River City and the 
Western Parkland City; allowing for the majority of residents to live within a 30-minute commute to one of 
the cities. Refer to Figure 6 below. 
 
The Draft Plan forms an ambitious 40-year vision and a 20-year plan to facilitate an additional 725,000 
dwellings and 817,000 jobs and an expected 1.74 million population increase by 2036. 
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Figure 6 | A Metropolis City  
 
The Plan is made up of four broad themes, supported by 10 directions to deliver and monitor the plans. 
Priorities for Greater Sydney are summarised below. 
 
Infrastructure and Collaboration 
 

▪ Align growth with infrastructure such as transport, schools and health facilities; 
▪ A collaborative city across state agencies, local government, service providers and the wider 

community; 
▪ The draft Plan works in partnership with Future Transport 2056 and informs the State Infrastructure 

Strategy; 
▪ The Greater Sydney Commission intends to continue to work across all levels of government to align 

infrastructure with growth and the three cities vision. 
▪ The Eastern Harbour City is undergoing a rebuilding program in a high-growth environment which 

will require existing infrastructure to be optimised. 
 
Liveability 
 

▪ A growing city of 817,000 additional jobs, 1.74 million additional people, 725,000 new homes and 
$655 billion worth of economic activity by 2036; 

▪ Smart jobs including increased knowledge-intensive health and education jobs as well as increased 
productivity per worker; 
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▪ A 30-minute city characterised by better accessibility to an increased range of jobs, local services 
and amenities, including for socially disadvantaged areas; 

▪ By 2036 the Eastern Harbour City is envisioned as a health, education, administration and finance 
and business services hub. 

 
Productivity 
 

▪ An equitable, polycentric city focusing on access to jobs, education, health services, open space and 
community/cultural infrastructure to accommodate growth, enhanced heritage areas and 
consideration of demographic change; 

▪ Housing choice and diversity to suit people through all stages of life and in different income groups, 
including affordable rental housing, social housing, increased supply and the prioritisation of growth 
close to jobs and in walkable centres; 

▪ The Vision of the Eastern Harbour City in 2036 is one offering diversity of housing opportunities, 
access to green spaces and cultural and entertainment facilities. 

 
Sustainability 
 

▪ A city in its landscape with aims to improve the health of waterways, protect and enhance 
biodiversity, open space, scenic/cultural heritage and productive landscapes and increase access to 
open space; 

▪ An efficient city by which environmental impacts are minimised and mitigated through the efficient 
use of energy and resources, recycling of water and materials and the development of renewable 
energy resources; 

▪ A resilient city adapting to the impacts of climate change, minimising exposure to hazards and 

strengthening social, organisation and infrastructure capacity; 
▪ The Eastern Harbour City by 2036 is envisioned to acknowledge the local identity, amenity and the 

famous Harbour and coastal setting through large and small scale urban renewal. 
 
The Site forms part of the established Eastern Harbour City, which is anticipated to experience the most 
significant urban transformation over the next 10-15 years. It is recognised that the Eastern Harbour City 
will continue to grow to improve the residents’ quality of life by providing more housing, employment 
opportunities and infrastructure, making the local area more accessible and desirable. 
 
It is considered relevant to emphasise within the draft Greater Sydney Region Plan the importance of 
providing housing within close proximity to infrastructure and employment. This is particularly important 
given the growing demand to create the ’30 minute city’. Allowing increased density across the Site would 
allow the opportunity for additional housing within the North Sydney LGA and within close proximity to 
infrastructure and employment generating land. 
 
5.0 DRAFT NORTH DISTRICT PLAN 
 
The draft North District Plan forms the overarching strategy for future planning in the area to deliver a 
thriving modern economy co-existing with beautiful natural landscapes in light of population growth and 
demographic change. 
 
The Plan establishes a number of priorities and actions to guide growth, development and change, relating 
to infrastructure and collaboration, productivity, liveability and sustainability. The priorities and actions 
relevant to the Site, and the wider North District, are discussed in the following sections. 
 
Infrastructure and Collaboration 
 
The draft District Plan has recognised that to become a more liveable, sustainable and productive city 
additional infrastructure and services are required in the right place and in the right time. 
 
It is acknowledged throughout the various sections of the draft North District Plan, that transport upgrades 
and new networks will be required to service growth. It also identifies that the Draft Greater Sydney Region 
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Plan and the draft District Plans have been reviewed and revised concurrently with Future Transport 2056 
and the State Infrastructure Strategy, in recognition of the interconnected nature of various strategies. 
 
Further, the draft North District Plan recognises the following: 
 

North Sydney’s commercial core will be enhanced to strengthen the District’s economic links to the 
Harbour Central Business District (CBD) and its role in the Eastern Economic Corridor. North 
Sydney’s neighbourhoods and lifestyle assets will continue to provide housing close to jobs, services 
and infrastructure, and give the area a unique character. 

 
Uplift on the Site with building height and density would enable future development to provide additional 
housing close to jobs, services and infrastructure, assisting in the creation of the 30-minute city.  
 
Liveability Priorities 
 
Additional housing to improve diversity and affordability, co-ordinated with transport, centres, and services is 
required in response to population growth. Specifically, in the North District, 196,000 more people are 
anticipated by 2036 and these demographic changes mean that an additional 92,000 homes will be required 
by the District by 2036. The Plan identifies the need to guide new housing supply to be linked to local 
centres and infrastructure. Further, 13% of total new housing for Greater Sydney is to be located in the 
North District. The population is ageing and the household occupancy rate is decreasing. As a consequence, 
there will be an increased demand for additional dwellings and the need to plan for appropriate housing 
types. 
 
To support the role of the demographic change, the draft North District Plan particularly emphasises the role 

of compact housing, medium density housing, walkable neighbourhoods and universal design. Further, 
importance is placed on providing housing supply, choice and affordability with access to jobs and services, 
allowing people to stay in their neighbourhoods as they transition through life. 
 
To facilitate the delivery of the required growth and housing targets, new development within established 
communities is required. The amendment of Environmental Planning Instruments (EPIs) to permit increased 
densities of development in strategic locations should therefore be incorporated as a priority or delivery 
mechanism in the District Plans. 
 
The need for the amendment of zonings, height controls and FSR controls within EPIs is further alluded to by 
the Plan’s priorities relating to housing diversity. As well as specifically responding to housing and lifestyle 
needs of the local community, the provision to allow for additional housing within established areas achieves 
broader visions relating to housing diversity and affordability to foster social connectivity and cohesive 
communities. The proposed future development of the Site will innovatively respond to this need by 
providing the opportunity for a variety of adaptable homes of varying sizes. 
 
Further, the redevelopment of the Site would not only assist in achieving the relevant housing targets, it 
would also provide the opportunity to deliver additional social and affordable housing. Two adjoining 
properties are currently owned and operated by NSW Land and Housing Corporation. The draft District Plan 
recommends the NSW Government adopt Affordable Rental Housing Targets for very low to low-income 
households in Greater Sydney as a mechanism to deliver supply of affordable housing. The Greater Sydney 
Commission reaffirms this vision, that across Greater Sydney targets generally in the range of 5-10 percent 
of new residential space are viable. 
 
As such, it is important to recognise the strategic opportunities of land located within established areas for 
the future development of residential land use, with the opportunity to incorporate affordable rental housing. 
 
Productivity Priorities 
 
Major centres, supported by improved transport, are identified as foci for jobs growth and diversity, whilst 
opportunities are also recognised in relation to health, education and knowledge clusters. North Sydney is 
considered a thriving office precinct and is seen as an extension to the Sydney CBD. The North Sydney CBD 
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is located on a rail line and includes a bus interchange and access to major arterial roads. Sydney Metro City 
and Southwest will deliver a second North Sydney Station – Victoria Cross Station. North Sydney is identified 
as a strong commercial core that will continue to thrive and support the broader Sydney economy. 
 
Accordingly, planning for an uplift in density within established urban areas is further encouraged as a 
Productivity Priority as it will not only support the commercial core, whilst also contribute to the creation of 
the 30-minute city. As aforementioned, the draft District Plan’s ambition is to create a 30 minute city with 
access for residents to health services, education, local employment opportunities, shops, transport, public 
spaces and recreational facilities. 
 
Overall, focus should be on implementation through the amendment of development standards to encourage 
and promote the viability of development for the purposes of residential development in suitable locations. 
This would further encourage the delivery of increased housing choice. 
 
Sustainability Priorities 
 
As well as growing landscapes, waterways and biodiversity should be protected and enhanced, and efficiency 
and resilience promoted. Sustainability also requires consideration for the extra 31,750 single person 
households forecast for 2036 and the 25,950 more dwellings by 2021. 
 
Whilst the importance of protecting and enhancing the North’s environmental qualities is acknowledged, it is 
suggested that promoting social sustainability needs should also be addressed in recognition of the non-
tangible significance of the North region. This may encompass, amongst other social infrastructure and 
services, the need for additional high density housing in established areas to support the District’s growing 
and changing population. Accordingly, it is considered that a more holistic conceptualisation of sustainability 

is required for the purposes of the District Plan. 
 
6.0 SUMMARY AND CONCLUSION 
 
In summary, this submission has provided the following recommendations: 
 

▪ High density housing within established areas is required to accommodate Sydney’s growing and 
ageing population. 

 
▪ That the draft North District Plan recognises the values of key opportunities sites within this locality, 

being: 
 located in close proximity to existing/planned transport infrastructure; 
 be of relatively large scale; 
 relatively unconstrained in being able to advance, in a timely manner, assistance in delivering 

the objectives of the District Plan and associated housing targets. 
 

▪ Further investigation needs to be undertaken in relation to the land use opportunities to ensure 
appropriate housing is provided around infrastructure, ensuring the creation of the ’30 minute city’. 

 
▪ The owners of the Site are supportive of the overall aims of the draft District Plan including its 

recognition of North Sydney as the primary employment location within the North District. The 
development of the Metro provides the opportunity to maximise land use opportunities and reinforce 
the status of the North Sydney CBD as an employment centre, thus providing the opportunity for 
additional housing around employment generating land. 

 
▪ That the District Plans should provide a framework for the advancement of key opportunities sites in 

a timely manner, including the progression of planning proposals and similar that are consistent with 
the strategic intent of the District Plan. 

 
▪ Concentrating new dwellings in centres within walking distance of shops, jobs, public transport, 

facilities and services. 
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▪ There is opportunity for the future development of the Site to assist in achieving the desired 5-10 
percent affordable housing targets on new developments. 

 
▪ The existing and proposed development controls under the NSLEP 2013 do not recognise the 

potential opportunity of the Site despite its proximity to the North Sydney CBD. Without the 
relaxation of development controls and intensification of land use around the immediate area, North 
Sydney risks failing to meet housing targets. 
 

▪ To achieve the strategic intent of the District Plan and facilitate the required growth of residential 
dwellings in appropriate locations and for a diverse variety of housing typologies, the amendment of 
EPIs to permit increased densities of development in strategic locations should be incorporated as a 
priority or delivery mechanism in the District Plan. 

 
▪ Greater building heights and densities should be allowed on the site, consistent with surrounding 

land. Expressly, the NSLEP 2013 height controls should be amended to permit a maximum building 
height reflective of adjoining land and the Site’s strategic position. 
 

The analysis and review undertaken in support of this submission and here summarised, demonstrate the 
strategic significance of residential development and achieving the prescribed housing targets within the 
North District and Greater Sydney. Therefore, it is requested that the Greater Sydney Commission pursues 
the recommendations advised in this submission to facilitate a viable and sustainable future. 
 
Regards, 
 

 
 

 
Willowtree Planning Pty Ltd 
ACN: 146 035 707 


	31483_received
	town_planning_submission_-_draft_north_district_plan



