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Introduction	

Mirvac supports the development of a strategic framework that establishes clear priorities
for growth and sustainability based upon evidence-based studies and research. It is
imperative that the current momentum for forward thinking is sustained and supported by
financial investment in infrastructure and increased resources with the aim of
implementing planning priorities communicated in Greater Sydney Commission District
Plan, being a Sydney that is Productive, Liveable and Sustainable.

The purpose of this submission is to provide feedback relating to some Mirvac-specific
projects within various stages of the planning process, while a separate submission has
been lodged to addresses some of the broad priorities and actions contained within the
draft plans. The cover letter relating to that submission has been for reference.

Mirvac has over 45 years experience in urban transformation, delivering high-quality
innovative housing, master planned communities, office towers, retail centres and
industrial parks. In the residential space alone, Mirvac has delivered between 1,100 to 1,300
dwellings (land lots and apartment) per annum since the 2012 financial year. We are on track to
increase this volume over the medium term.

The following is a summary of several development projects which are at various stages
of the planning process. In some instances, a comprehensive submission has also been
prepared for the Commission’s consideration. These are being submitted under separate
cover.
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NORTH	DISTRICT		
	 	
Ingleside Priority Growth Precinct

Mirvac has secured significant land holdings Ingleside Precinct currently the subject of
detailed planning assessment by the Department of Planning and Environment (DPE).
Mirvac has secured two separate land holdings in what has been noted as South and
North Ingleside and are outlined below.

Figure 1. Ingleside land release precinct

The draft North District Plan notes that the NSW Government is accelerating housing
supply by progressing several projects in the North District including Ingleside.

In the recent public exhibition of the Ingleside rezoning, the DPE stated that critical
infrastructure (namely the provision of water and sewer services) for the northern
Ingleside precinct will not be delivered for at least three years after the rezoning of the
precinct. The current timeline provided by the DPE states that the rezoning is anticipated
to be completed in late 2017.

This represents a significant barrier to the timely development of North Ingleside and the
provision of much needed housing supply for the Northern Beaches. If this infrastructure
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cannot be fast tracked housing supply may not be able to be provided to North Ingleside
till late 2022.

Mirvac seeks the GSC’s involvement in engaging with relevant Authorities to ensure the
required infrastructure is provided to North Ingleside in a timely manner than is currently
anticipated.

Considering the complex nature of stakeholder engagement, it is requested that the
Commission designates the Ingleside release precinct as a Collaboration Area and that
resourcing in both the planning and delivery phase of the precinct matches the
importance of providing housing in an area experiencing long term under supply.

Recommendation:

· The Ingleside Precinct be noted as a Collaboration Area in the North District
Plan.

· The Commission manages the acceleration of the provision of infrastructure and
planning determinations via collaboration with Sydney Water, DPE and Northern
Beaches Council.
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WEST	CENTRAL	

55 Coonara Avenue, West pennant Hills

The site measures 25.8 Hectares and is located within 800m of the future Cherrybrook rail
station (as part of the North-West Rail Link) and within the Cherrybrook Structure Plan
investigation area. The site is currently zoned B7 Business Park.

The site was purpose built some 30 years ago for IBM as a disaster recovery centre. Since
that time, the business park use has become obsolete with IBM indicating it will vacate its
now reduced tenancy in 2019 with other temporary tenancy users are to vacate by this
stage.

The site is currently approximately 20% vacant and there is no interest from the market
for accommodation of this type. Any interest is only for temporary accommodation for
ancillary uses, at unfavourable rents with high incentives. Additionally, the buildings are at
the end of their economic life and in the absence of current and future interest, it is not
viable to spend any money on refurbishing the buildings or undertaking a new business
park / office development.

The site is identified in the North-West Rail Link Cherrybrook Station Structure and
importantly it is also identified as a significant short term opportunity site, one which will
be subject to further consideration and collaboration with stakeholders, to determine its
likely role in the future.

Since Mid-2105 Mirvac has been working with the Hills Shire Council to rezone the site
from B7 Business Park to R4 High Density Residential. Under its proposal, Mirvac is
seeking an FSR of 0.4:1 which yields approximately 160 terrace homes and 640
apartments. The FSR proposed is well below the 1:1 FSR agreed between the Hills Shire
Council and the Department of Planning for sites greater than 400m but still within the
station precinct.

Mirvac’s proposal reduces the current permissible building heights on the site to stager
them as the land slopes away from Coonara Avenue, so that buildings are imperceptible
from the street.

In terms of community benefit, the proposal offers to dedicate 2.493 ha (24,930sqm) of
public open space to Council, which can support a playing field.  Other community benefits
are included such as retention and embellishment of vegetation and flora and fauna,
opening-up the site for public access, new pocket park and walking tracks etc.  The
proposal will reduce traffic generation from the site (compared to business park peak use)
and improves the level of service at the intersection of Castle Hill Road and Coonara
Avenue.

Given the outdated commercial premises are no longer fit for purpose, it is requested that
the subject site be noted as a “strategic site”. This notation would align it with the North-
West Rail Link Cherrybrook Station Structure Plan by providing opportunity to consolidate
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a more appropriate use as justified in the current Planning Proposal before the Hills Shire
Council.

It is imperative the Government’ significant infrastructure at Cherrybrook Station is utilised
appropriately. The State Government cannot afford for Cherrybrook Station to be
underutilised as is the case for example at Macquarie Park.

Recommendation

The District Plan shall be amended to;

· Identify 55 Coonara Avenue, West Pennant Hills as a Strategic Short Term
Opportunity Site and one which will be subject to further consideration and
collaboration with stakeholders, to determine its likely role in the future. The
recognition of the future potential of the site for residential purposes will align the
Governments Structure Plan with the District Plans and have regard for the
rezoning process undertaken by Mirvac to date.

· Recognise that employment land approaching the end of the economic cycle can
be considered for alternate land use where viability of its ongoing use is unfeasible,
its location or change in circumstances changes dynamics of the land use and
community benefit is demonstrated. This will provide flexibility in the approach to
amend land use permissibility where circumstances clearly indicate a redundant
land use and community benefit accompanying re-development can be
demonstrated.

· Reiterate the recommendation of the North-West Rail Link Cherrybrook Station
Structure Plan in that the site presents as a short-term opportunity site rather than
future longstanding employment node.

Figure 3 North West Rail corridor structure plan with Mirvac site highlighted
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271 Lane Cove Road North Ryde (Macquarie Park)

The Department of Planning and Environment, Transport for NSW and Ryde City Council
are currently investigating the Macquarie Park corridor to review the opportunity to
incorporate additional land uses, including residential, into the corridor.

As a long-term landowner in the precinct Mirvac, together with a consortium of other
landowners, have engaged significantly with all levels of Government on the future of
Macquarie Park.  Mirvac has commissioned a significant body of work from leading
economic consultants and architect, including the following:

a) Macquarie Park Station Precinct, A New Heart for Macquarie Park by KPMG
b) Macquarie Park Supply and Demand Assessment by HillPDA
c) Bates Smart Macquarie Park Station Precinct Masterplan

The above documents are attached.

The work demonstrates that in its current form Macquarie Park is a sterile precinct with an
underutilised train station and current potential to supply enough commercial office space
for the next 200 years of demand. There is limited demand for new office space and at
current rents any new development is economically unviable. The introduction of mixed-
use development into the heart of Macquarie Park will provide vibrancy and amenity to
support and grow the commercial core.

The draft North District Plan reiterates the significance of Macquarie park as an
employment and education precinct. The area has been designated as a District centre
and included as a Priority area for Investigation in Figure 4-11.

Action P3 in the North District Plan states that due to the limited growth constraints and
excellent public transport connectivity, Macquarie Park has the potential for introducing
residential development as part of a vibrant mixed-use centre supported as its designation
as a Collaboration Area. It is unclear however where the boundaries of the Collaboration
Area start and finish and thus clarification is required in this regard.

Greater Sydney Commission is requested to emphasise the importance mixed-use
development around Macquarie Park Station. The proposed Macquarie Park Station
Precinct masterplan provides for the following:

· Consolidated land ownership
· Landowners with a proven track record of delivery
· Significant dwelling supply
· Affordable housing
· Growth in employment
· Increase in amenity
· Activation of an underutilised train station
· Substantial developer contributions
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Recommendation

· In recognition of a move towards a mixed-use centre, dwelling targets for
Macquarie Park should be stand-alone rather than incorporated within Councils
targets. The five and 20-year dwelling targets for the Ryde local government area
are too conservative considering the capacity provided within Macquarie Park.

· Confirmation that the Macquarie Station Precinct (highlighted in the figure below)
including Mirvac’s landholding at 269-271 Lane Cove Road North Ryde is located
within the Collaboration Area referenced in Action Item P3

· The District Plan shall prioritise the formulation of a mixed-use Structure plan per
the detailed analysis carried out to date on behalf of Mirvac and the consortium of
landowners.

Figure 4 Major site landholding adjacent to Macquarie Rail Station
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WEST DISTRICT

Mulgoa/Glenmore Park

Mirvac has secured a significant landholding of approximately 219ha immediately south
of the existing Glenmore Park  release  area  and approximately 7km  from  Penrith
CBD.

The land has the capacity to deliver 2,000 residential lots while an adjoining land parcel
in single ownership has the capcity to add an additonal 1,000 lots.

Immediately east of the site is the Northern Road which is flagged for a $3.6 billion
upgrade linking the proposed new development with Penrith in the north and the future
Western Sydney
Airport to the south east. The site will also benefit extensively from infrastructure
associated with the Western Sydney Airport at Badgerys Creek as well as proximity  to
the  Western  Sydney  Employment  area.   The  proximity  of  the  site  to  the Western
Sydney Airport and 3 City Metropolis for The Greater Sydney Area.

The Mirvac landholding is primarily rural residential on lots of around 10ha in area.  It
has few, if any, of the key rural values that warrant retention of the current land use. The
District Plan states that a major impediment to housing delivery ifs the fragmented land
ownership however the boundaries of Metropolitan Urban Area/Metropolitan Rural Area
have not been amended to reflect areas that have achieved amalgamation through
landowner collaboration.

Figure 4-10 of the Draft West District Plan shall be amended to include the
Mulgoa/Glenmore Park release area as Priority Growth Area. This will enable the
progression of a merit assessment of the strategic site which will contribute to the much-
needed housing supply in the Penrith LGA.

Also note that GLN Planning have authored a detailed assessment of the Mirvac site.
This submission wil be submitted seperately.
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Figure 5 Western Sydney Infrastructure Plan (Department of Infrastructure and Regional Development 2016)

Recommendation

· Update Figure 4-10 West District Housing Market Areas to include the
Mulgoa/Glenmore Park release area as Priority Growth Area.

· Amend the boundaries of Metropolitan Urban Area/Metropolitan Rural Area
interface to includes area of investigation, including the Mulgoa/Glenmore Park
release area.
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SOUTH	WEST	DISTRICT	

Station Street, Menangle

The South West District Plan confirms that significant planning and investment will be
required in-order to deliver the connection between new additional housing, existing
housing and proposed business nodes. Mirvac has strategically placed itself in the South-
West due to the significant potential in the area in terms of growth and opportunities for
place making and creating master planned communities.

Mirvac is currently liaising with the Department of Planning and Environment (DoPE) in
relation to a significant land holding in Menangle totalling 577 hectares of which Mirvac
has recently secured the development rights to. This landholding will be able to cater for
approximately 5,000 residential lots in addition to employment generating lands and open
spaces.

Detailed investigations to date have progressed a Stage 1 land release Planning Proposal
totalling 350 residential lots and a neighbourhood centre (indicated in the figure below).
The balance of the landholding is currently excluded from the Greater Macarthur Priority
Growth Area (GMPGA) despite originally being included in the Macarthur South
Investigation Area (MISA) in A Plan for Growing Sydney and identified as being suitable
for urban development. The DoPE has advised that the landholding was excluded due to
Heritage, planned coal mining and sewer and water servicing constraints.

Recent investigations have determined that each of these constraints can be addressed
and that the land can be serviced and developed within a reasonable cost and timeframe.

The proposal for the landholding includes the development of a neighbourhood centre that
will accord with Productivity Action P17 which states that residential release areas shall
promote the provision of local jobs. This proposed neighbourhood centre in addition to
creating ongoing employment opportunities will create a local and regional destination as
it allows for the reactivation of the heritage listed Creamery precinct (part of stage 1). This
precinct once redeveloped will create a vibrant hub within the Greater Western Sydney
region which may include a brewery, cafes, restaurant, function centre, hotel and outdoor
theatre/ open space. Regarding public transport, a unique attribute that this site provides
is direct access to the existing Menangle train station which will provide residents with rail
access to Sydney CBD in a little over an hour.

We urge the Commission to support the inclusion of this landholding within the GMPGA
as it presents an unrivalled opportunity for development in the Greater Macarthur area
due to the following key attributes, some of which only this site can lay claim to:

· The site surrounds and provides direct access to the existing Menangle train
station, integrating residential and transport modes

· Development of the site will allow for the reactivation, protection and celebration
of the heritage listed Creamery precinct



Page 12

· The MSIA clearly supported the development of this land for both employment
generating and residential development

· The DoPE’s concerns with the site associated with Heritage, servicing and coal
mining have all be all addressed reinforcing the position that there is no
impediment to including this site within the GMPGA

· With the Sydney-West Joint Regional Planning Panel recently providing its
support for the Stage 1 planning proposal to allow residential development and
neighbourhood centre it is evident that this land is worthy of inclusion in the
GMPA boundary

· The land is a large land holding controlled by one entity which will positively
facilitate the timing and delivery of new employment lands

· The site will yield approx. 5,000 lots providing homes for approx. 15,000 people
and may comfortably accommodate the minimum requirement of open space and
community lands

· The site contains absolute frontage to the Nepean River enabling the foreshore
of the river to be activated and enhanced

· Mirvac undertake design, development, and construction in house and have the
financial capital to drive socially responsible urban outcomes

· The site is very accessible and is within proximity to the proposed M9 Outer
Sydney Orbital and the proposed Spring Farm Link Road which will provide direct
linkage of the site to the Hume Highway

· The second Sydney Airport at Badgerys Creek is projected to be a 40 minute
drive from the site

· Limited existing surrounding road infrastructure upgrades are required
· There are little to no upfront works/costs required to service the initial 1,300 to

1,400 allotments for water and wastewater. Sydney Water have indicated that
they are currently preparing a servicing strategy for the Greater Macarthur area
that will include the lots within the site beyond the 10 years. i.e. satisfactory
arrangements for delivery of infrastructure to support growth.

· Endeavour Energy has confirmed that only minor extension and augmentation
works are required to service the first 1,200 lots, thereafter a new zoned
substation is required within the site which will be funded and constructed by
Endeavour Energy.

· As highlighted in the MSIA, any constraints that may arise due to the results of
further detailed technical studies will be resolvable with appropriate
environmental or staging measures.

Recommendation

Update Figure 4-11 South West District Housing Market Areas to include the Menangle
release area as Priority Growth Area and Precinct.

The Commission supports the inclusion of the precinct in the Greater Macarthur Priority
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Figure 5 Investigation areas (red and yellow) in context to the Greater Macarthur Priority
Growth Area (blue)
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Appendix	
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