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Level 28, 200 George Street T +61 2 9080 8000 

Sydney NSW 2000 www.mirvac.com 

Australia 

14 December 2017 

Northern District Commissioner 
Greater Sydney Commission 
PO Box 257 
Parramatta 2124 

Dear Commissioner, 

Thank you for the opportunity to make a further submission to the revised draft Northern 
District Plan. As you may be aware we have previously made a submission and this is 
attached for your reference. 

Mirvac is supportive of the aim and intent of the revised draft plan in providing for economic 
growth and a greater diversity of jobs. The plans aim in providing for the housing needs of a 
growing population is also laudable. The Draft District Plan is seeking between 27 - 35 % 
growth in commercial floor space over the next 20 years which would equate to between 
75,600sqm and 99,600sqm of commercial floor space. Over the last 20 years the growth in the 
Chatswood commercial market has been negligible with the last major office development 
being constructed in 1995. 

Mirvac is however concerned that the business as usual approach to preserving the 
commercial core in Chatswood by prohibiting mixed use development will not deliver on the 
aims of the plan. 

Mirvac has an interest in an amalgamated site on the corner of Victor Street and Victoria 
Avenue. Currently the Willoughby LEP applies a 12m height limit and a maximum floor space 
ratio of 2.5:1 to the site. These controls are clearly inconsistent with the surrounding area and 
the future vision for the area in the Draft Strategy and the Draft Northern District Plan. 

Council's Chatswood Urban Design and Planning Strategy identifies this site as a significant 
opportunity within the town centre. The Strategy also supports the amalgamation of sites and 
supports a significant built form envelope, defined in part by a solar access plane protecting 
the Chatswood Oval. 

In December 2016, after talking with Council staff since March 2016 and informed by their 
desire for a significant commercial outcome in the area. Mirvac lodged a planning proposal for 
a mixed use building on the partly vacant amalgamated site. The planning proposal seeks a 
non-residential FSR of 5: 1 and a building height consistent with the exhibited CBD strategy of 
RL262 or approximately 11, 000 square meters of commercial/retail and approximately 320 
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dwellings. The amalgamated site already has shop top housing permissible on one of the sites 
and the area in question was identified in Councils previous strategy as "retail core" rather 
than the "commercial core" identified as being West of the rail line (Chatswood City Centre 
Vision and Strategic Plan, 2008). 

If approved, it would be the largest development of commercial floor space in Chatswood 
since 1995 and would provide almost 1,000 jobs towards the Draft district plan target or almost 
one sixth of the total. It would also deliver approximately 300 dwellings directly adjacent to the 
new Chatswood Metro Station and Interchange, in easy reach of public transport and great 
local amenities. 

The draft Northern District Plan as drafted does not support this kind of proposal in 
Chatswood. An approach seems to be adopted in the larger commercial centre of St Leonards 
where commercial floor space is facilitated through a minimum commercial component in a 
mixed-use building. This approach is likely to deliver a significant supply of a diverse offering 
of employment space over the life of the plan. 

Absent a similar approach in Chatswood we may see a repeat of the last 20 years where the 
Chatswood commercial centre stagnates in favour of other cheaper or more attractive 
commercial centres. A failure to recognise the role mixed use development plays in the current 
success of Chatswood could easily allow it to stagnate over the short to medium term. 

Mirvac's issues with the Draft District Plan can be summarised in 5 main points; 

1. The Draft District Plan is unlikely to deliver the employment target set by the Draft
district plan.

2. The employment floor space target set by the Draft District Plan can easily be achieved
through a mixed use approach and this will guarantee a supply of well located
attractive commercial floor space, retail and housing.

3. The success that Chatswood is now experiencing is largely built on the addition of
significant mixed-use development.

4. The Draft District Plan fails to maximise the State governments investment in
infrastructure

5. The retail/mixed use area in which Victor St is situated has no real commercial
presence, the Chatswood commercial area is West of the rail line.

The Draft District Plan is unlikely to deliver the employment target set by the Draft 
district plan. 
The Greater Sydney Commissions Draft Northern District Plan estimates Chatswood as 
currently containing 24,700 jobs and sets an employment target for Chatswood of between 
31,000 and 33,000 jobs in the period to 2036. 

While the draft plan only sets a five-year target of 1250 dwellings for the next five years the 
plan estimates that 97,000 additional dwellings will be required in the Northern District by 
2036. The strategic imperative is clearly to provide these in areas with the best access to 
public transport infrastructure, existing amenity and service.s. 
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Willoughby Council have stated they are in possession of advice from BIS Oxford that states 
that stand alone commercial development cannot currently be feasibly delivered in Chatswood 
CBD but may be viable in the medium term. 

Mirvac has expended significant resources in trying to maximise the office and employment 
outcome on the Victor St site, however as verified by both CBRE and JLL market rents in 
Chatswood cannot support the economic rent required to construct a fully commercial building 
on the amalgamated site let alone drive the amalgamation of the sites required to provide a 
viable commercial footprint as desired by the Draft Strategy. 

An approach that requires a minimum commercial component on sites within the Eastern 
portion of the Chatswood CBD is far more likely to generate a supply of employment floor 
space and will mirror the present success of the area. The Mirvac proposal provides 
approximately 25% of overall floor space as employment, potentially generating almost 1,000 
jobs and providing for between 10% to 15% of the overall employment floor space target in 
Chatswood. 

The employment floor space target set by the Draft District Plan can easily be achieved 
through a mixed use approach and this will guarantee a supply of well located attractive 
commercial floor space, retail and housing . 

The District Plans objective to promote office growth is understood, but has to be considered 
in the context of the competitive environment for the provision of office space and the 
comparative advantages of places like North Sydney, St Leonards and Macquarie Park. These 
commercial centres are all in close proximity and in the near future will be linked by a rapid 
metro service at four-minute intervais. The other centres offer a range of advantages like 
distance to the CBD, greater agglomerations of commercial or critical mass and in the case of 
Macquarie Park a significant price and supply advantage. 

Mirvac internal studies and analysis by JLL have demonstrated that the economic rent needed 
to feasibly construct a stand-alone commercial building means Chatswood is unable to 
compete with these centres. The analysis commissioned by Willoughby Council from AEC in 
support of the CBD Strategy supports this and states that the commercial market will only 
improve when competitive rents can be achieved. The BIS Oxford report seems to support this 
however Willoughby Council has refused to make this publicly available. 

Planning studies underway in competing centres are all likely to increase the supply of 
commercial in these centres, significantly exacerbating competition from these areas. For 

· example, the City of Sydney has resolved to adopt an aggressive strategy of growing
commercial supply and limiting residential to 50% on any one site in the draft Central Sydney
Planning Strategy, the Sydney Metro will open up additional floor space in the CBD and North
Sydney, North Sydney is relaxing CBD constraints to growth, Priority Precincts in St Leonards
and Macquarie Park are both likely to increase overall floor space supply and benefit from new
Metro stations. Additionally, Norwest Business Park with its significant price advantage will be
more accessible from 2019 when the North West Metro opens.
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A mixed use approach similar to that seemingly being considered in St Leonards and the CBD 
would guarantee both a supply of employment and housing in close proximity to a new metro 
station. 

The success that Chatswood is now experiencing is largely built on the addition of 
significant mixed use development. 

The last significant office development in Chatswood CBD was the development of a 3, 198 
square metre site at 465 Victoria Avenue, Chatswood, which provided 14,534 square metres 
of commercial floor space was in 1995. Since that time the entire skyline of Chatswood has 
changed, there have been numerous major mixed use developments with the most notable 
being the Chatswood Interchange which has a retail and residential over station development 
adjacent to the Mirvac site up to RL 265. These developments along with Councils Victoria 
Mall/Concourse upgrades has significantly enlivened the heart of Chatswood CBD retail area. 

Mixed use development will provide early delivery of more commercial floor space, further 
activating the town centre. Allowing for the development of the Eastern side of the CBD as 
mixed use will make a significant contribution to the Chatswood employment target and 
continue the proven success of this strategy in Chatswood. It will do this in today's market, 
without relying on the success of any medium term commercial market forecasts and without 
the loss of any existing commercial floor space. 

The Draft District Plan fails to maximise the State governments investment in 
infrastructure 
The economic analysis appears to universally agree that no development will occur in the area 
nominated as commercial only by the CBD strategy in the short term. The North West Metro 
will arrive in Chatswood in 2019 and a few years later the City and South West Metro will link 
Chatswood to Crows Nest, North Sydney, Barangaroo and onto Bankstown. 

A strategy that will deliver no growth seems to be directly contradictory to the Draft District 
Plans stated objective of growing investment and a diversity of employment. 

The Mirvac mixed use proposal on the corner of Victor St and Victoria Mall will place a iarge 
amount of employment, retail and residential in the retail core directly adjacent to the rail 
station, while also improving the quality of access to the station. Mirvac has engaged the 
services of one of Sydney's preeminent architects in formulating the urban design strategy and 
is committed to a further process of design excellence should the proposal proceed. As a 
major developer and owner of commercial assets. 

As one of the largest developers and owners of commercial properties in Australia, Mirvac is 
aware of the sensitivities commercial users may have regarding the presentation and amenity 
of commercial premises and as such .the building is designed to present as wholly commercial 
with a main street commercial lobby and separate rear entrances for the residential 
component. A mixed use building is also capable of having a very high percentage of activated 
retail ground plane and provision for more than 800m2 of new high quality public domain. 
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The retail/mixed use area in which Victor St is situated has no real commercial 
presence, the Chatswood commercial area is West of the rail line. 

The mapping on page 66 of the Draft Northern District Plan is misleading as it identifies a large 
area of Chatswood both East and West of the Rail line as jobs and services. While West of the 
Rail line is clearly the predominant commercial precinct in Chatswood the Eastern area is 
characterised by significant retail and mixed use development. The majority of development 
along Victor St for example are either retail or mixed use in nature. 

Victor St is dominated by retail and residential developments the only significant office 
presence being the Willoughby Council offices. In the previous Council strategy the 
Chatswood City Centre Vision and Strategic Plan 2008 the area to the West of the rail line is 
clearly described as Office Core and the area to the East as Retail Core. While they both 
share the same B3 Commercial Core Zoning Schedule 1 of the Willoughby LEP contains 
numerous listings of shop top housing as an additional permitted use with a high concentration 
on Victor St and Victoria Avenue, including on half of the Mirvac amalgamated site. 

Council's own specialist report states "The majority of commercial office floor space is 
provided on the western side of the railway line, away from the main provision of retail 
facilities. "AEC. 

Once again, we welcome the opportunity to provide a further submission on the Draft District 
Plan and we are happy to provide further information or a briefing on request. 

Please do not hesitate to contact me to discuss any aspect of our submission or proposal. 

Toby Long 
NSW General Manager 
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