
Draft North District Plan

Submission_id: 31504
Date of Lodgment: 15 Dec 2017
Origin of Submission: Online

Organisation name: EG Funds Management
Organisation type: Industry
First name: N/A
Last name: N/A
Suburb: 2000

Submission content: As attached

Number of attachments: 1 

Powered by TCPDF (www.tcpdf.org)

http://www.tcpdf.org


	 	

Suite 1204B, Level 12, 179 Elizabeth St, Sydney NSW 2000 |ABN: 37 1488 46806   

T: 02 8667 8668 | F: 02 8079 6656 

E: info@mecone.com.au | W: mecone.com.au		

 

 

 
 
 
15 December 2017 
 
Greater Sydney Commission 
Locked Bag 7064 
LIVERPOOL BC NSW 1871 
 
 
To Whom It May Concern, 
 
  
Re: Submission to the Revised Draft North District Plan relating to the site at 100 South Creek 
Road, Cromer 
 

1. Executive Summary 
This submission prepared on behalf of the owners of a 7.5ha industrial zoned site on the 
Northern Beaches, offers support to the GSC's Revised Draft North District Plan, however 
requests that certain ‘Productivity Priorities and Actions’ be modified so that they do not 
unnecessarily restrict future land use and development opportunities for certain industrial 
zoned land.  
 
That is, greater flexibility is required to allow alternative zoning approaches where there exists 
unique circumstances or where properly justified.  
 
In particular, we note that the subject site contains the former Roche Pharmaceutical 
corporate offices and warehousing, and is uniquely placed within the context of industrial 
land along the Northern Beaches to transition to higher order uses including as a Business 
Park enabling more relevant and contemporary employment at increased job densities.  
 
The Cromer site is an instance of that with multi-storey bespoke offices in a campus style 
setting easily converted to office and modern employment but prohibited under the current 
industrial zoning.    
 

2. Introduction  
Mecone supports the Greater Sydney Commission (GSC) on their continued work to date 
relating to the Regional and District Plans.  

Mecone has prepared the following submission to the Revised Draft North District Plan on 
behalf of EG Funds Management, being the new owners of the site at 100 South Creek Road, 
Cromer (the subject site) which was formerly occupied by Roche Australia.   

Mecone has been working alongside EG Funds Management to identify the site’s 
redevelopment potential in light of: 

• The locality’s changing employment profile with traditional industrial uses being 
replaced with local businesses;  

• The existing campus style commercial offices, which are modern, substantial and 
equal in area (GFA) to on-site warehousing; 

• Providing a more suitable land use for the site which provides an appropriate 
transition with the adjoining residential and school uses; and  



	

	

 
Further, the significant environmental constraints within the eastern part of the site, including 
tree cover and proximity to established residential dwellings, makes ongoing industrial use in 
this part of the site impractical moving to the future. 

Therefore, we request that Actions 43 and 44 be modified to enable appropriate land use 
transitions for industrial sites, including the subject site, that are not necessarily appropriate for 
ongoing traditional manufacturing and industrial uses. These sites can better offer higher-
order uses (i.e., business park type uses) more suited to the surrounding area’s demand for 
jobs and services. For example, under the current industrial zoning the re-use of the existing 
office buildings for employment is not permitted rather a B7 Business Park zoning would 
permit such usage.  

3. The Site 
EG Funds Management recently acquired the subject site, which was previously occupied 
by Roche Australia. The holding represents one of the largest industrial zoned holdings within 
the Northern Beaches and North District.  

It is therefore a site of strategic significance being close to major transport and community 
infrastructure (B-Line and Northern Beaches hospital) and a short distance to Dee Why Town 
Centre. Importantly, given the changing demand for Industrial zoned land in this part of 
Sydney, there is opportunity to transition the site to higher-order uses that will better match 
the demographic employment profile of the area. 

The subject site is irregular in shape and incorporates a significant land holding of 7.5ha 
(approximately). The site is currently zoned IN1 General Industrial under the Warringah Local 
Environmental Plan (WLEP) 2011 and is located on the eastern edge of the broader Cromer 
Industrial Area.  

The land has historically been used by Roche Australia over a period of several decades, a 
research based healthcare pharmaceutical and diagnostic company, which has since 
vacated the site. The site has remained largely inactive for many years with Pharmaceutical 
manufacturing having ceased and relocated off-shore over 10 years ago.  

It comprises a number of multi-storey commercial office buildings, warehousing, staff 
recreation facilities (tennis courts, etc) and associated car parking all within an extensive 
landscaped setting.  

The site is also traversed by an existing north-south drainage line and potential riparian 
corridor 40m wide), which effectively divides the site into two halves. 

Adjoining the site to the east (across Campbell Avenue) are a mixture of 1-2 storey residential 
dwellings and 3-storey walk up flats. To the west of the site (across Inman Road) is Cromer 
High School, and to the south (across South Creek Road) is Cromer Park (being a large 
active outdoor recreation facility comprising football fields), and modern industrial/office 
buildings. To the north of the site are light industrial activities and a large child care centre.  

The site is located approximately 300m of frequent public bus services running to North 
Sydney, Millers Point and the Sydney CBD, including the State Government's new B-Line 
priority bus services providing frequent and reliable bus services between the northern 
beaches and the city via the lower north shore.  



	

	

 
Figure 1 Subject Area (Source: SiX Maps modified by Mecone) 

4. Future Landuse and Redevelopment Potential 
There is an opportunity to generate further employment that is tailored to the local 
demographic and changing nature of employment lands on the Northern Beaches and 
District more broadly. The surrounding lands have slowly transitioned from the traditional 
industrial land uses to house local businesses, including CMS surveyors, National Box Storage, 
couriers, logistics and vehicular rental. There is potential for the western portion of the site to 
be redeveloped as a modern business park under a B7 Business Park zone.  

The existing IN1 General Industrial zoning prohibits the use and re-purposing of the existing 
(former Roche) multi-storey office buildings. It also inhibits other higher order uses to the 
detriment of employment generation in the area.  

Initial economic research and demand analysis undertaken by EG suggests there is demand 
for more modern businesses and industrial activities to co-locate in Cromer but are not 
permitted under the current zoning. The evolution of the site, particularly the western half, 
into a viable business park is not possible under an industrial zoning.  The B7 zone would allow 
more flexible employment uses to the industrial fringe while it would create a better transition 
with the adjoining school. 	

The eastern portion of the site, is not deemed conducive to warehousing or traditional 
industrial uses given its proximity to residential dwellings and the heritage listed vegetation 
and Givaundan-Rource Office on this portion of the site. The established tree cover is 
extensive and effectively prevents any larger floorplates or hardstand areas and is not an 
appropriate interface with adjoining residential dwellings. It is noted that there is limited 
potential to intensify the industrial use on this portion of the site without having significant 
amenity impact on adjoining residential properties.  

A well considered alternative land use may provide a better opportunity to minimise impacts 
on the heritage items given that industrial buildings require large floor plates. Furthermore, 
there is an opportunity to reinstate the riparian/transition zone, which would separate any 
future more sensitive uses with future employment or business park uses on the western part 
of the site. 
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5. Review of Revised Draft North District Plan  
Mecone has reviewed the Revised Draft North District Plan against the desired future land-
use outcomes for the subject site. Redevelopment of the site in line with Section 4 above 
generally aligns with the key and relevant objectives, priorities and actions in the Revised 
Draft North District Plan. Table 1 below outlines where we support and object to these 
initiatives in the Draft Plan.   

 

Table 1 –  Revised Draft North District Plan 

Direction Priority Comment 

Infrastructure and Collaboration 

A city supported by 
infrastructure 

Priority N1: Planning for a 
city supported by 
infrastructure. 

SUPPORT 
A rapid bus route is identified to the east of 
the site which seeks to improve the public 
transport system to and from the Northern 
Beaches. The B-Line rapid bus service will 
provide more frequent and reliable services, 
operating every five minutes throughout 
morning and afternoon peak hour and every 
10 minutes at other times. While the subject 
site is not within an easy walk of a stop 
(approximately 1.2km from Collaroy), it will be 
benefit from improved connectivity. 
Furthermore, the site is also adjacent frequent 
public bus services connecting to North 
Sydney, Millers Point and the Sydney CBD. 

An increase in jobs and services density within 
an area that has access to frequent bus 
services would maximise the use of existing 
and future transport infrastructure.   

Liveability 

Celebrating diversity 
and putting people at 
the heart of planning. 

Priority N3: Providing 
services and social 
infrastructure to meet 
people’s changing needs.  

SUPPORT 

The site is within proximity of two strategic 
centres including Brookvale and Dee Why. 
The envisaged jobs and services uses would 
compliment the existing Dee Why Town 
Centre without placing adverse demand 
upon existing social infrastructure. A business 
park environment would seek to ensure high 
levels of sustainability, including improved 
transportation, parking facilities and on-site 
employee services.   

 



	

	

Table 1 –  Revised Draft North District Plan 

Direction Priority Comment 

Designing places for 
people 

Priority N6: Creating and 
renewing great places 
and local centres and 
respecting the Districts 
heritage.   

SUPPORT 
Objective 13 seeks to conserve and enhance 
environmental heritage.  

The potential redevelopment of the site would 
create an opportunity to investigate the 
adaptive re-use of important heritage 
elements and/or preserve the heritage listed 
vegetation within the eastern part of the site.  

Productivity 

Creating conditions for 
a stronger economy 

Priority N11: Protecting and 
managing industrial and 
urban services  

OBJECT 

Cromer is an established industrial precinct 
and we support the protection of urban 
services in principle, however this priority has 
the potential to prevent or hinder higher order 
employment and complimentary uses 
operating within or near these areas. 

Further justification and grounds to the 
objection is provided in the section of this 
submission following this table.  

Developing a more 
accessible and 
walkable city 

Planning Priority N12: 
Delivering integrated land 
use and transport planning 
and a 30-minute city  

 

SUPPORT 
The Draft Plan promotes a ’30 minute city’ 
which promotes more housing, jobs, health 
and education within 30 minutes of planned 
metropolitan and strategic centres. The site is 
within 30 minutes of Brookvale and Dee Why 
which are nominated as strategic centres. The 
redevelopment of the site will provide further 
employment opportunities for existing 
residents within these centres while future 
residents on the site will have access to 
services and facilities within these centres. 

Sustainability 

Valuing green spaces 
and landscape 

Priority N19: Increasing 
urban tree canopy cover 
and delivering Green Grid 
Connections.  

SUPPORT 

Any potential redevelopment of the eastern 
portion of the site would seek to retain the 
heritage listed vegetation including the tree 
canopy cover. Large floorplate 
industrial/commercial uses in this location are 
incompatible with this objective. 

 
  



	

	

6. Discussion of the Revised Draft North District Plan 
The primary objection to the Revised Draft North District Plan is the blanket approach to 
protecting employment land without permitting any future land use diversity on these sites. 
This is most evident in Action 43 of the Plan, which mandates the following action to be 
undertaken by Council’s (including Northern Beaches Council) and other planning 
authorities; 

“Manage industrial land in the identified local government areas (refer to Figure 21) 
by protecting all industrial zoned land from conversion to residential development, 
including conversion to mixed use zonings.” 

While we agree that employment land within the precinct and the wider Sydney area needs 
to be protected and grown, a blanket prohibition on any land use flexibility and diversity 
within existing industrial zones will not enable optimal future planning and development 
outcomes. 

There is a trend of traditional large footprint industrial activity moving to Western Sydney due 
to the ability to develop purpose built facilities (at a lower cost) along major transport routes. 
The Draft Plan acknowledges that the nature of this economic sector is changing, with 
emerging technologies and new industries with different requirements. Industrial land is 
evolving from traditional industrial and manufacturing lands, and freight and logistics hubs, 
into complex employment lands which is occurring throughout parts of Greater Sydney, 
particularly east of Parramatta. 

The Draft Plan suggests in the context of retaining industrial and urban services activities, 
there may be a need to review the list of appropriate activities within any precinct to allow 
flexibility for new and evolving business practices, new/creative industries and emerging 
technologies. Any review should take into consideration findings of the industrial, commercial 
and centres strategies for the local government area and/or district. 

There may exist unique circumstances where an exception to Action 43 should be 
considered by the relevant planning authority. For example, large vacated ‘campus style’ 
sites (>5ha) in common ownership, comprising existing warehousing with significant office 
components and where industrial activity has ceased but which are conducive to higher 
order uses (i.e., business parks). One such example being the former Roche Pharmaceutical 
facility in the Cromer industrial precinct in the Northern Beaches LGA. 

Furthermore, Action 44 of the Draft Plan identifies that only Hornsby LGA is to undertake a 
review of their industrial lands to confirm their protection or transition to other higher order 
uses such as business parks. Action 44 reads as follows:  

“Manage industrial land in the identified local government areas (refer to Figure 21) 
by undertaking a review of all industrial land to confirm their protection or transition 
to higher order uses (such as business parks) and prepare appropriate controls to 
maximise business and employment outcomes, considering the changing nature of 
industries in the area.” 

This action excludes the Northern Beaches LGA in which the subject site occurs and it is 
recommended that the Cromer Industrial Precinct is captured within Action 44.   

The site incorporates a significant land holding on the fringe of the Cromer Industrial Area 
which adjoins residential uses, Cromer High School and Cromer Park. There is potential to 
rezone the site as B7 Business Park to enable more relevant, contemporary employment uses 
which align with the economic profile of the locality, such as hi-tech industries, commercial 
office use, shared co-working office services, storage, as well as light industrial uses including 
modern warehousing.   

Furthermore, it is noted that the Warringah Employment Study 2013, promoted Cromer 
industrial area as an ‘overflow’ industrial precinct for uses that were not able to find sites 
within the major industrial centre of Brookvale. The Study recommended retention of the 
existing zoning framework, with the exception of the land at the fringe of the industrial area 



	

	

that was considered for IN2 Light Industrial zoning to act as a transitional buffer to sensitive 
residential uses.  

The declining need for traditional heavy industrial and manufacturing uses and increase for 
more modern employment offerings in close proximity to transport infrastructure and 
strategic centres, supports the redevelopment of the precinct for a more diverse and flexible 
mix of uses including higher-order uses that reflect the precinct’s changing demographics.  

Furthermore, a blanket prohibition on any change of land currently zoned for industrial 
purposes would prevent and/or hinder the possible evolution of this site into a modern 
business park environment, including the re-use of the existing substantial (former Roche 
corporate) modern office buildings.  

7. Conclusion 
The Revised Draft North District Plan is generally supported while the potential redevelopment 
of the site generally aligns with the relevant objectives, priorities and actions of the Draft Plan. 
The draft Plan, however, appears to have a major internal conflict, where it mandates the 
protection of any industrial land from future consideration for residential or mixed-use 
development. The wording in Action 43 and 44 restricts the future of industrial lands within 
Cromer Industrial Precinct. It is recommended that Action 44 is amended to include the 
Northern Beaches LGA so higher-order employment opportunities can be investigated on 
the fringe of Cromer Industrial Area.  

In particular, we seek flexibility here to enable unique sites such as the former 7.5 hectares 
Roche facility to transition to higher order more modern employment offering in a business 
park setting. This large strategic site in common ownership, represents an exceptional 
circumstance to achieve the District Plans ‘Productivity’ objective. However, Actions 43 and 
44 will potentially suppress such an initiative. 

This submission has highlighted that the retention of the site purely for industrial purposes is 
highly inappropriate given existing modern multi-storey commercial offices occur within the 
site. Any redevelopment of the site purely for industrial uses will not be viable given the 
surrounding land uses (residential, school and park) which restrict its intensity and 
demographics within the Northern Beaches Council area.  

The application of statements within Actions 43 and 44 of the Revised Draft North District Plan 
may compromise the future redevelopment of the site and the recommended amendments 
should be considered.  

The future evolution of the site into a business park environment containing higher order 
employment and increased job density, with the potential for more sensitive land uses in a 
confined area of the site adjacent existing residential, is a planning outcome with strategic 
merit and therefore should not be unreasonably constrained by an inflexible prohibition on 
rezoning of any industrial land in the precinct. 

Please don’t hesitate to contact me on  if you 
would like to discuss this submission further. 

Kind Regards 

 

Kate Bartlett 

Director 
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