
 

 
 

 

7 April 2017 
 
 
 
Dr Deborah Dearing 
Greater Sydney Commission 
PO Box 257  
Parramatta  NSW  2124 
 
 
 
Dear Dr Dearing 
 
SUBMISSION TO THE DRAFT NORTH DISTRICT PLAN 
 
 
Thank you for the opportunity to provide a submission on the Draft North District Plan. In general Mirvac 
is supportive of the main aims of the Strategy, however Mirvac is concerned about the apparent 
departure from the acknowledgement of the importance of mixed use in centres that is a central theme 
in A Plan for Growing Sydney 2014. As a major institutional owner and developer of both commercial 
and residential, Mirvac is in a good position to comment on the important role that multi use 
development plays in Sydney’s Centres.  
 
A Plan for Growing Sydney 2014 contains the following priority for the Chatswood Strategic Centre. 
 
Work with council to provide capacity for additional mixed-use development in Chatswood including 
offices, retail, services and housing. 
 
As can be seen from the below extract The Draft North District Plan, while acknowledging the role that 
residential and mixed use have played in creating Chatswood, does not mirror this focus. The below 
submission explains that a focus on mixed use development is imperative to encourage growth, 
investment and development of Sydney’s Centres.  
 
Westfield Chatswood, Chatswood Chase and civic and entertainment facilities such as the Concourse, 
Zenith Theatre and Chatswood Library combine to create a centre with high-profile retail and a mix of 
high density residential and high rise office developments. Improvements to Chatswood Station and 
increased residential development have created a vibrant mixed use centre. 
 
In updating plans for Chatswood, the Commission will work with Willoughby Council to consider the 
policy directions for strategic centres and give consideration to: 
 

 maximise the land use opportunities provided by the enhanced rail services of Sydney Metro 
provide height and floor space ratio incentives as part of planning controls 

 promote the role of the centre as a location for high quality, commercial office buildings and a 
diverse retail offering 

 enhance the role of the centre as a destination for cultural and leisure activities 

 promote and encourage connectivity and upgrade and increase public open spaces. 



 
 
 

  Page 2 

While the additional priorities proposed in the Draft Plan above are supported, it would be a mistake to 
remove the emphasis on mixed use which has been instrumental in creating the vibrant centre. The 
Draft North District Plan should be updated to include the mixed use priority from A Plan for Growing 
Sydney. 
 
The Figure 3-20 used in the Draft Plan is somewhat misleading as it shows a large portion of 
Chatswood town centre, east of the railway line, as business zone.  
 
 

 
Figure 1 - Figure 3-20 Draft North District Plan 

While this is technically correct, it does not convey the fact that there are a large number of sites where 
shop top housing is permissible and where the predominant use is retail and residential. There are 
comparatively few stand-alone commercial buildings in this area. In Councils previous strategic work the 
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area in question was identified as “retail core” rather than the “commercial core” which is identified as 
being West of the rail line (Chatswood City Centre Vision and Strategic Plan, 2008).  
 
The benefits of mixed use development are widely recognised and examples of successful mixed use 
buildings can be seen in Chatswood itself and the Sydney CBD.it has become increasingly apparent in 
the CBD and secondary office markets that mixed use approvals enable commercial, community and 
retail development.  
 
Where additional airspace can be allocated to more feasible land uses the early delivery of commercial 
and other floor space can effectively be subsidised. This can allow commercial floor space is delivered 
well ahead of when the market might be able to support a purely commercial outcome. The mixed use 
strategy also means that sites which would be unlikely to ever to deliver a commercial outcome become 
viable for this form of development.  
 
While large stand-alone commercial buildings are favoured by institutional investors, such structures 
require large pre-commitments and do not cater for the secondary office market including smaller 
tenancies and strata offices. The last significant stand-alone commercial building constructed in 
Chatswood was in 1995, it was at 465 Victoria Avenue and is a 14 story building of approximately 
14,465 sqm. There have been a few small additions to commercial floor space in the intervening years 
with the mixed-use Era building developed by Mirvac being a notable example delivering 4,800 sqm of 
commercial floor space. Early delivery of more affordable office space is likely to encourage significant 
economic activity in Chatswood and other centres. 
 
To maintain the character of the town centre location, it is important that these buildings present to the 
street as a fully activated commercial/retail frontages and that the lower floors, if not the entire building 
present as a premium commercial building. This should entail, separate and discreet lobbies for any 
residential component and the establishment of high quality public domain activated by the retail 
component. This approach has been used with some success in the Sydney CBD through the use of 
the “Sydney Balcony” and several large mixed use developments with World Square being a notable 
example. 
 
A good case study of mixed use development as a strategic enabler is the Mirvac Planning Proposal in 
Chatswood. Since March 2016 Mirvac has worked with Willoughby Council staff in preparing a planning 
proposal which responds to Council’s desire for a significant commercial outcome. In December 2016, 
Mirvac lodged a planning proposal for a mixed use building on an amalgamated site on the corner of 
Victor St and Victoria Avenue.  
 
One of the sites is currently vacant and the other while zoned commercial core has shop top housing as 
a permissible use. The planning proposal seeks a non-residential FSR of 5:1 and a building height of 
RL262 or approximately 11,000 square meters of commercial, 1,000 square metres of retail and 
approximately 320 dwellings. Councils recently exhibited Draft Chatswood CBD Planning and Urban 
Design Strategy is supportive of the scale of the proposed envelope however Council staff have 
expressed a preference for fully commercial building. 
 
If the Planning Proposal is approved, it would be the largest development of commercial floor space in 
Chatswood since 1995. It would provide almost 1000 jobs, 320 dwellings and up to 800 sqm of new 
public domain adjacent to Chatswood Station. A mixed use development will provide the early delivery 
of a significant amount of commercial floor space, much greater than the sites could deliver in isolation. 
The evidence supplied by Mirvac in support of the Planning Proposal demonstrates that a full 
commercial development is also unlikely to occur. 
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Currently the Willoughby Local Environmental Plan 2012 applies a 12 metre 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 shared future vision for the area.  
 
This outcome is able to be delivered in the short term. The retail and residential uses proposed will 
serve to further activate the town centre. The mixed use component allows Mirvac to achieve this 
outcome in today’s market, removing the requirement for a large pre-commitment and without relying on 
the success or accuracy of any medium term commercial market forecasts. 
 
As part of the Planning Proposal Mirvac commissioned economic, feasibility and market analysis from 
two respected commercial market advisory firms namely JLL and CBRE. Their reports both outline the 
difficulty in attracting a pre-commitment for a large commercial tenant and unfeasibility of delivering a 
significant commercial building in this location.  
 
Mirvac has also conducted a detailed feasibility study on a full commercial option and the investment 
required to construct a fully commercial building doesn’t generate significant economic return to justify 
the construction of a new wholly commercial building. 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.  
 
Planning studies underway in Macquarie Park, St Leonards and North Sydney are all likely to increase 
the supply of commercial in these other Strategic Centres significantly exacerbating competition from 
these adjacent areas. 
 
It is understood that there is concern from the Greater Sydney Commission about the erosion of 
commercial floor space and the impact on Chatswood as a Strategic Centre. Mixed use developments 
such as the one discussed above actually have the opposite impact. Mirvac’s Planning Proposal will 
also place a large amount of employment, retail and residential in the retail core directly adjacent to the 
rail station 
As mentioned above the amalgamated site already has shop top housing permissible on one of the 
sites and the area East of the railway is identified in Willoughby Councils previous strategy as “retail 
core” rather than the “commercial core” which is identified as being West of the rail line (Chatswood City 
Centre Vision and Strategic Plan, 2008).  
 
The lodged Planning Proposal demonstrates that the sites individually have little potential to deliver 
commercial floor space. The proposed 5:1 of employment floor space is more than double what can be 
been achieved under the existing controls, noting that the most likely outcome for the corner site is a 
predominately residential outcome which is currently permissible. 
 
In summary, we feel that the major strategic benefits of mixed use which are clearly exemplified in the 
Mirvac Planning Proposal should be clearly reflected in the final District Plan. For background 
information we have included a copy of the JLL Market Analysis which looks at the viability of a full 
commercial option and the potential for mixed use to “enable” a substantial commercial offering. We 
have also attached a brief presentation which provides an overview of the proposal. Mirvac is happy to 
supply any further information on request. 
 
 
 
 




