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9.7. 287 Miller Street Cammeray - joint Community Housing project - 
project completion and transfer arrangements 

 
AUTHOR Risha Joseph, Senior Property Officer 
ENDORSED BY 
 

Olena Tulubinska, Director Corporate Services 
Marcelo Occhiuzzi, Director Planning and Environment 
 

ATTACHMENTS 1. Project Cost and investment summary [9.7.1 - 4 pages] 
2. Report to Council 10.07.2023 [9.7.2 - 6 pages] 
3. Development Management Agreement DMA - 287 Miller Street 

Cammeray [9.7.3 - 86 pages] 
CSP LINK Outcome 7 – Housing that meets the needs of a growing population 

H1. Support the delivery of affordable and diverse housing 
H2. Support the delivery of additional dwellings to meet housing targets 

 
 
PURPOSE: 
 
The purpose of this report is to provide Council with an update on the progress of the 
community housing development at 287 Miller Street Cammeray, and to seek approval for 
the Chief Executive Officer to be granted delegated authority to execute and finalise all 
necessary legal instruments associated with the project.  
 
EXECUTIVE SUMMARY: 
 
- On 23 September 2019, Council considered a report to address affordable housing needs 

with Link Wentworth Housing in relation to a project to redevelop 287 Miller Street, 
Cammeray. Council received progressive reports between 2019 and 2023 in relation to 
the revised design, updated cost estimates, and clarification of the funding required to 
determine Council’s ownership share. Council resolved to maintain its original 
contribution of $3,089,831 from the Affordable Housing Reserve, securing a 33% share 
and authorising the Chief Executive Officer to finalise the Development Management 
Agreement (DMA) with Link Wentworth Housing. 

 
- The DMA (dated 8/01/2024), sets out the roles, responsibilities, financial contributions, 

ownership shares, and future lease arrangements between North Sydney Council and 
Link Wentworth Housing for the delivery of the project at 287 Miller Street, Cammeray. 
It confirms that Link Wentworth Housing was appointed to manage and construct the 
works, and that upon completion the Landlords will grant, and the Tenant will accept, a 
lease in accordance with the agreed terms. 

 
- The project reached Practical Completion on 6 November 2025, satisfying all construction 

obligations under the DMA and complying with the 24-month sunset clause. Council’s 
contribution of $3,089,831 (plus GST) was paid to Link Wentworth Housing in two 
instalments, 80% during construction and the final 20% after completion. 
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- Practical Completion has triggered several mandatory post-delivery actions, including 
securing approvals for funding from Housing Australia and the NSW Department of 
Communities and Justice, and finalising the transfer documentation required to 
implement the new ownership structure and lease arrangements.  

 
- To affect the transfer of Council’s and Link Wentworth Housing’s respective interests, 

Council must now grant consent to a series of dealings. These include the execution of 
the Deed of Transfer relating to the transfer of shares, commencement, and subsequent 
assignment of the new 49-year lease, and approval of any associated leasehold mortgage.  

 
- Council approval is also required to delegate authority to the Chief Executive Officer to 

execute all necessary documentation to finalise these dealings.  
 
RECOMMENDATION: 
1. THAT Council note the completion of the community housing project at 287 Miller Street, 
Cammeray.  
2. THAT Council: 
(a) approve the execution of the Deed of Transfer required under Clause 12 of the 

Development Management Agreement to give effect to the revised ownership shares 
between North Sydney Council (33%) and Link Wentworth Housing (67%) and authorise 
the amendment of the Certificate of Title accordingly. 

(b) formally approve the 49-year Lease which commenced on 7 November 2025, as deemed 
granted under Clause 13 of the Development Management Agreement. 

(c) as joint Landlord, grant consent to the assignment of the Lease from Link Wentworth 
Housing Limited to Link Wentworth Cammeray Limited and approve the execution of the 
Deed of Consent and Assignment of Lease. 

(d) grant consent to the subsequent transfer of Link Wentworth Housing’s 67% ownership 
share to Link Wentworth Cammeray Limited. 

(e) note that following the transfer of the shares in (d), above, Link Wentworth Cammeray 
and NSC will be registered on title as tenants in common and Council grant consent to 
the new lease between NSC and Link Wentworth Cammeray as Landlords and Link 
Wentworth Cammeray as Lessee. 

(f) grant consent, as Landlord, to the registration of a leasehold mortgage by Link 
Wentworth Cammeray for the purposes of securing funding from Housing Australia and 
the NSW Department of Communities and Justice. 

(g) That Council grant delegated authority to the Chief Executive Officer to negotiate, 
finalise, and execute all legal instruments necessary to give effect to the transfer and the 
completion of all associated dealings, and to apply the common seal where required. 
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Background  
 
1. Previous Management and Share Structure  

On 21 June 1993, a Deed of Agreement was entered into between the former NSW Land and 
Housing Corporation, North Sydney Council (NSC), and the former Community Housing Lower 
North Shore Limited. Under the Deed, the parties agreed to provide housing for single aged 
pensioners on low to moderate income at the commencement of their tenancies. 
 
As part of the then Local Government and Community Housing Program, each party 
financially contributed towards the development of the project, resulting in the title of the 
property being registered in their names as tenants in common. 
 
The previous financial contributions and equitable shares are outlined below. 

 
Name Contribution Reasons for Contribution Ratio/ 

Share 
Percentage 

of Share 
Ownership 

New South Wales 
Land and Housing 
Corporation 

$293,950 
(the Grant) 

Towards the purchase, 
refurbishment, and 
modification of the dwelling 

5879 
7279 

80.78% 

North Sydney 
Council 

$50,000 Towards the cost of 
refurbishment  

1000 
7279 

13.74% 

Community Housing 
Lower North Shore 
Limited  
(now Link 
Wentworth Housing) 

$20,000 Towards the cost of 
refurbishment of the 
property 

400 
7279 

5.5% 

 
Community Housing Lower North Shore was appointed to manage the property, leading to 
the formalisation of a 25-year lease between the NSW Land and Housing Corporation, NSC, 
and Community Housing Lower North Shore as Lessors, and Community Housing Lower North 
Shore as Lessee. That lease commenced on 22 December 1993 and expired on 21 December 
2018. 
 
On 31 May 2019, by mutual agreement with Council, the NSW Land and Housing Corporation 
transferred its ownership interests to Link Wentworth Housing (previously known as 
Community Housing Lower North Shore), increasing Link Wentworth Housing’s share to 
6,279/7279 (86.27%).  
 
Following the transfer, on 24 June 2019, Council and Link Wentworth Housing entered into a 
Deed of Agreement, as Landlords, and consented to Link Wentworth Housing to continue 
managing the property under the hold-over provisions of the previous lease, (Clause 16), 
which expired on 21 December 2018.  
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2. Reports to Council 
 
The following series of reports were presented to Council between 2019 and 2023. These 
reports provided updates on funding availability, design development, revised cost estimates, 
tender outcomes, and implications for Council’s ownership share in the project. They kept 
Council informed of the progress that shaped the delivery of the community housing project. 
 
Together, these reports form the basis for the current recommendations and the request for 
delegated authority for the CEO to finalise the associated legal and contractual 
documentation. 

 
3. Commencement of the Project 

 
On 23 September 2019, Council considered a report outlining the affordable housing needs 
in North Sydney at that time. The report also assessed options for the most effective use of 
the remaining balance in the Affordable Housing Reserve, which totalled $4,381,105. Council 
resolved: 

 
1. THAT Council explore with its approved Community Housing Provider options for 
increasing the number of social housing beds in North Sydney by utilising the capital funds 
accumulated for this purpose.  
2. THAT at the next Quarterly Budget Review Council consider that an amount of 
$4,381,105 be allocated to this project from funds collected for this purpose.  
3. THAT the outcome of any improved or additional asset being purchased with these 
funds includes the stipulation that Council holds a majority share of the title.  
4. THAT this report be referred to Council’s Strategic Planning staff undertaking the Local 
Housing Strategy to ensure consistency of reporting on key indicators. 

 
On 28 September 2020, Council considered a report following a proposal by Council’s 
Community Housing Provider, Link Wentworth Housing that would meet Council’s 
requirements and raise Council’s current minority share from 13.74% to 51%, thereby 
satisfying part 3 of the above resolution. 

 
Prior to this report, Council’s independent valuer valued the premises at $1,850,000. The 
Valuer commented that the premises were dilapidated and of little economic value. Based on 
this assessment and the identified affordable housing needs at the time, Council endorsed a 
recommendation that a portion of the Affordable Housing Reserve be allocated to fund a 
new-generation boarding house in North Sydney, with the remaining funds to be utilised for 
the purchase of a property to support women escaping domestic and family violence: 
 

1. THAT Council enter into an Agreement with Link Housing for Council to acquire a 
majority share of the property referred to in this report – 287 Miller Street, Cammeray. 
2. THAT Council make a monetary contribution equivalent to its ownership share from 
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the Affordable Housing reserve for the establishment of the 11 new studio apartments 
referred to in this report.  
3. THAT the General Manager (or Delegate) be authorised to finalise the contribution 
and equity share, subject to the constraints above, to ensure that Council obtains fair 
value for its contribution.  
4. THAT the property continues to be managed as part of the North Sydney Council Local 
Housing Program Property Management Agreement, 31 October 2018.  
5. THAT Council staff prepare a report on the options available to better meet the 
projected demands for Affordable Housing. 

 
4. Development Consent (DA 335/20) 

 
Following the lodgement of Development Application 335/20, Link Wentworth Housing, 
received a Notice of Determination from Council in July 2021 with a revised project design. 
The updated design delivered substantial improvements compared with the original proposal, 
including the addition of one extra studio, increased unit sizes to enhance circulation and 
accommodate more functional furniture layouts, and an increase in Disability Discrimination 
Act-compliant units to three, providing improved accessibility for residents with mobility 
challenges. The revised design also proposed that two units be dedicated to supporting 
women escaping domestic and family violence. 

 
On 28 March 2022, Council considered a report which provided updated project costings 
prepared by Link Wentworth Housing’s Quantity Surveyor. These costings were based on the 
revised development application design and the Notice of Determination issued in July 2021. 
The report identified that the projected costs had increased due to the design amendments 
requested through the assessment process, as well as broader COVID-19 related supply chain 
impacts affecting both labour and material prices. Allowances were consequently adjusted to 
incorporate price escalation to the midpoint of project delivery, together with an updated 
construction contingency. Full details of the revised costings are outlined in the Link 
Wentworth Housing briefing paper dated 10 March 2021, forming Attachment 1 to this 
report. Council resolved: 
 

1. THAT Council’s total contribution towards the construction of a New Generation 
Boarding house which will include two units for women escaping domestic and family 
violence, be capped at a maximum contribution of $3,089,831 from the Affordable 
Housing Reserve to achieve a 51% majority share.  
2.THAT the Development Agreement between Council and Link Wentworth include 
clauses ensuring that costs overrun must be funded and borne in full by Link Wentworth 
at their sole risk and underruns shall be proportionately refunded to the Landlord (North 
Sydney Council) upon Practical Completion. 

 
5. Tender 
 
In March 2023, Council and Link Wentworth Housing completed the tender process for the 
construction of the project. The most competitive tendered price was significantly higher than 
the pre-tender estimate. 
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The report to Council dated 10 July 2023 (Attachment 2) provided an analysis explaining why 
the additional investment to maintain a 51% ownership share was not essential to achieve 
the project objectives.  

 
Previous reports had endorsed Council’s intention to secure a 51% ownership share in the 
property. Based on the accepted tender price of $8,273,009, a 51% ownership contribution 
would require Council to fund $4,908,579. This represented an additional $1,818,748 above 
Council’s previously endorsed commitment of $3,089,831 (as resolved on 28 March 2022). 
 
A contribution of $3,089,831 corresponds to a 33% ownership share. Council’s current 
ownership share is 13.74%. Having considered the justification outlined in the 10 July 2023 
report, which concluded that the further investment of $1,818,748 was not essential, Council 
resolved in part: 
 

1. THAT Council endorse Option 1 to finalise a development agreement with Link 
Wentworth Housing to pursue the construction and delivery of the community housing 
project at 287 Miller Street, Cammeray which represents a total contribution of 
$3,089,831 to be sourced from Council’s affordable housing contribution restricted 
reserve.  
2. THAT the General Manager be issued with delegated authority to finalise the 
Development Agreement with Link Wentworth as the basis to deliver the housing project 
in partnership with Council. 

 
Report  
 
Development Management Agreement 
 
The Development Management Agreement (DMA, Attachment 3) was finalised on 8 January 
2024. It governed the relationship between the following parties on the project delivery, 
responsibilities, the parties’ financial contributions, ownership shares, and the lease 
arrangements upon completion of the project: 
 
Link Wentworth Housing Limited ABN 62 003 084 928 and North Sydney Council ABN 32 353 
260 317 (Landlord) 
and 
Link Wentworth Housing Limited ABN 62 003 084 928 (Developer) 
and 
Link Wentworth Housing Limited ABN 62 003 084 928 (Tenant) 
 
Recitals 
 
The following recitals provide the contextual framework for the agreement, outlining the 
respective roles, responsibilities, and commitments of the parties involved in the 
development and future leasing of the property. They summarise the ownership of the land, 
the appointment of the development contractor, the arrangements for construction, the 
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intention to grant and accept a lease, and the agreed financial contributions toward the 
delivery of the project. 
 

A. The Landlord is the owner of the Land. 
B. Under this agreement, the Landlord appoints the Developer as its development 

contractor and the Developer undertakes to the Landlord that the Developer will 
procure and carry out the Landlord’s Works subject to the terms set out in this 
agreement. 

C. The Developer will enter into the Construction Contract with the Builder to design, 
construct, fit out and complete the Landlord’s Works in accordance with this 
agreement. 

D. The Landlord has agreed to grant the Lease to the Tenant and the Tenant has agreed 
to accept the Lease from the Landlord on the Commencement Date and subject to the 
terms of this agreement. 

E. The Landlord and Developer have agreed to make financial contributions to the 
development in accordance with the terms of this agreement. 

 
Completion of Project 
 
The construction phase of the project has now concluded, with the Private Certifier issuing 
the Certificate of Practical Completion on 6 November 2025. All construction-related 
obligations under the Development Management Agreement have been satisfied. Notably, 
the works were completed within the timeframe required by the sunset clause, which 
stipulates delivery within 24 months of the Agreement dated 8 January 2024. 
 
Transfer:  Various matters 
 
With construction now complete, several post-delivery actions must be progressed to ensure 
full compliance with the obligations set out in the Development Management Agreement 
between Link Wentworth Housing and North Sydney Council. In particular, Link Wentworth 
Housing is required to satisfy the requirements of: 
1. Housing Australia – in relation to the funding to be provided to Link Wentworth 

Cammeray Limited (assignment of Lease from Link Wentworth Housing to Link 
Wentworth Cammeray – refer to Item 3, below); and 

2. the NSW Department of Communities and Justice (DCJ) – in relation to other project-
related funding. 

 
These approvals are critical, as the remaining documentation associated with the transfer 
process is contingent upon the consent of these entities. 
 
This report addresses the key matters relevant to Council. 
 
1. Transfer of Ownership Shares (Clause 12 of the Development Management Agreement) 

 
On 10 July 2023, Council endorsed a financial contribution of $3,089,831 plus GST, as well as 
the finalisation of the Development Management Agreement.   
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Clause 12 of the Development Management Agreement provides that, upon receipt of the 
Total Financial Contribution, the land is to be held by the Landlord entities as tenants in 
common in revised ownership shares. The adjustments to the share ratios and corresponding 
percentages are outlined below: 

 
To formalise this adjustment, the Landlord entities must execute a Deed of Transfer, which 
will document the updated ownership structure and enable the Certificate of Title to be 
amended to reflect the revised share proportions. 

 
2. The Lease (Clause 13 of the Development Management Agreement) 

 
The former lease between North Sydney Council, NSW Land & Housing Corporation, and 
Community Housing Lower North Shore as the Landlords and Community Housing Lower 
North Shore as the tenant, expired on 21 December 2018 but continued thereafter under the 
holding-over provisions.  
 
Under Item 6 of the Schedule to the Development Management Agreement, the new lease 
commenced on 7 November 2025, one day after Practical Completion was achieved, and will 
expire on 6 November 2074, establishing a new lease term of 49 years. 
Clause 13.1(b) of the Development Management Agreement provides that the Landlord (Link 
Wentworth Housing and NSC) and the Lessee (Link Wentworth Housing) are bound by the 
terms of the lease from and including the Commencement Date, irrespective of whether all 
parties have physically executed the document. As a result, the Development Management 
Agreement deems the Lease to have already been granted as of 7 November 2025. 
Formal approval of the lease is now required from North Sydney Council to complete the 
documentation process. 
 
3. Deed of Consent and Assignment of Lease (Clause 14 of the Development Management 

Agreement) 
 

Link Wentworth Housing, in its capacity as Lessee, intends to assign the lease to its related 
entity, Link Wentworth Cammeray. Under Clause 14 of the Development Management 
Agreement, North Sydney Council and Link Wentworth Housing, as Landlords, are required to 
provide consent to the assignment. 

 

Name Current 
Share 
Ratio 

Current 
Share 

percentage 

Share Ratio 
after transfer of 

Shares 

After transfer 
of Shares 

percentage 
Link Wentworth Housing 
(LWH)(Transferor) 

6279 
7279 

86.26% 4877 
7279 

67% 

NSC (Transferee) 1000 
7279 

13.74% 2402 
7279 

33% 
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Given the complexity of the arrangement and the fact that Link Wentworth Housing appears 
in multiple capacities (as joint landlord with Council, as lessee, and through its subsidiary as 
transferee), the full entity details have been included below to assist Council in clearly 
understanding the structure of the transactions and the roles of each party involved. 
 
Overview of Entity Roles and Relationships 
 
1. Ownership / Landlord Structure (after transfer of shares) 

• North Sydney Council (NSC) – Landlord (33% owner) 
• Link Wentworth Housing (LWH) – Landlord (67% owner) 

Together they constitute “the Lessor” under the Lease. 
 
2. Lease Structure 

• Link Wentworth Housing originally held the Lease as Lessee. 
• Under the Development Management Agreement, the Lease commenced on 7 

November 2025, therefore the lease is deemed to have commenced in accordance 
with Clause 13.1(b). 

 
3. Proposed Assignment of Lease 

• Link Wentworth Housing, as Lessee, proposes to assign the Lease to its related entity, 
Link Wentworth Cammeray Ltd (Transferee). 

 
4. Council’s Role 

• Under Clause 14 of the Development Management Agreement, NSC, as joint Landlord, 
must provide formal consent to the assignment. 

 
5. Transfer of Link Wentworth Housing’s 67% ownership share to Link Wentworth 

Cammeray 
• Funding from Housing Australia has been confirmed, subject to Link Wentworth 

Housing transferring its entire 67% ownership share to Link Wentworth Cammeray 
Ltd. 

 
6. New Landlord and Lessee Structure Following Transfer of Shares to Link Wentworth 

Cammeray:   
• Once the share transfer is completed, Link Wentworth Cammeray will assume both 

roles: 
- 67% Landlord (jointly with NSC – 33%), and 
- Lessee under the finalised Lease. 

 
7. Lease Mortgage 

• To secure funding from Housing Australia and the NSW Department of Communities 
and Justice, Link Wentworth Cammeray must register a mortgage over its leasehold 
interest, following the transfer of ownership shares. 

• This mortgage affects only the leasehold interest and does not impact NSC’s freehold 
title, however, consent from the registered proprietors (NSC and Link Wentworth 
Cammeray) is required. 
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• Accordingly, Council must provide Landlord consent to the registration of the 
leasehold mortgage. 

 
Summary 
 
• NSC and Link Wentworth Housing currently hold the property as joint owners. 
• Link Wentworth Housing is the current Lessee and intends to assign the Lease to Link 

Wentworth Cammeray. 
• Council’s consent is required under the Development Management Agreement for the 

lease assignment.  
• Funding conditions require Link Wentworth Housing to transfer its 67% ownership 

share to Link Wentworth Cammeray.  
• Link Wentworth Cammeray will then hold both the ownership share as landlord, and 

the lease, as lessee, and will proceed to mortgage its leasehold interest to secure 
project funding. 

 
Conclusion 
 
The construction of the community housing project at 287 Miller Street is now complete, with 
tenants having been housed, and the final legal and administrative steps must now be 
resolved. Approving the transfer of ownership shares, the new lease, the lease assignments, 
and the leasehold mortgage will finalise Council’s obligations under the Development 
Management Agreement and allow Link Wentworth Cammeray to assume long-term 
operational responsibility for the affordable housing development. 
 
Consultation requirements  
 
Community engagement is not required. 
  
Financial/Resource Implications as per Clause 11 of the DMA 
 
In accordance with Council’s resolution of 10 July 2023, the committed contribution of 
$3,089,831 (plus GST) was remitted to Link Wentworth Housing, as Developer, in two 
instalments as set out below: 
 

Date Payment including GST Description 
17 June 2024            $2,719,051.28 Initial payment - 80% of Council’s 

committed contribution 
14 November 2025            $   679,762.82 Final payment - 20%, released following 

the issue of the Certificate of Practical 
Completion. 

 Total:  $3,398,814.10  
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Legislation  
 
• The Conveyancing Act 1919 - relates to the Transfer of entities. 
• The Local Government 1993 - governs the leasing obligations in relation to Operational 

Land. 
• The Residential Tenancies Act 2010 – governs the relationship between tenants and 

Landlords to set clear rules for renting a home.  
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BRf EFING PAPER -287 MILLER STREET CAMMERAY

To:

From

Item:

Date:

Rebecca Aukim

Paul Hunt - Head of Development

Updated project cost and investment summary

eo March zozr

EXECUTIVE SUMMARY

Council and Link Housing (renamed Link Wentworth Housing post-merger) met on u June 2o2o to

discuss council's investment in an affordable housing project, originally proposed in a briefing

paper to the Director Community & Library Services dated r7 April zozo. That briefing paper

outlined high level projected project costs and investment requirements for Council's desired 5r%
majority ownership.

At our rr June zozo meeting Council provided a reportfrom AVG Specialist Valuers, which assessed

the market value of land at $r,85orooo and I note that whilst the market has increase significantly

over the past 16 months (3oo/o+), we have not sought to increase the land value in our updated

assessment of project costs, and it remains per AVG's r June zozo assessment of market value.

ln July zozr, Link Wentworth received development approval from the North Sydney Planning

Panel and a notice of determination from North Sydney Council (DllS/zo) based on a revised

project design. ln February 2022 our quantity surveyor repriced the construction cost based on the

DA design and current state ofthe construction sector post Covid r9. This briefing paper provides

an update on project costs and investment requirements'

Based on Council's r June zozo valuation, North Sydney Council would need to invest $689'344 to
reach a 5r% ownership position forthe existing 5-bedroom cottage at 287 Miller Street'

The updated development cost estimate of rz new studio apartments at 287 Miller Street is

currently projected to be $41706,8 38. A 5to/o investment and 490/o investment from North Sydney

Council and Link Wentworth would require contributions of $2,4oo,487 and $2,3o6135r

respectively.

Based upon council's zozovaluation and current build estimates, North Sydney Councilwould need

to invest $689r344 (land ownership adjustment) and $2,4oo,487 (development cost contribution),

total $3ro89,83r to own the desired 5r0lo majority ownership in this well-located affordable

housing project.

Overleaf I provide an updated project cost and investment summary. This information has been

updated since our advice provided to council in July zozo. As discussed, even with access to cheap

long-term concessional finance through NHFIC only available to the Community Housing Sector,

the low revenue generated from social housing level rents is insufficient to service the post

construction debt and additional capital investment is required for a financially sustainable project.

lf you have any queries or require any additional information, please don't hesitate in calling me on

o466 428 o99 or emailing pau l. hunt@linkwentworth.org.au
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Land Ownership
1a. Long-standing Ownership Split (r993-zor9)
ln 1993 title to the Property vested in LAHC, North Sydney Council and Link Wentwofth as tenants
in common in shares propoftionate with their respective contributions as follows:

Current land ownership
As to the Department qSzq

727q

Share or 8o.767%

As to the Council 1000

7279

Share or r.3.7380/o

As to Link Wentworth 4!to
727q

Share or 5.495%

eb. current ownership split (based on council's r June zozo valuation of $r,85o,ooo)
Post the sales of LAHC's equity share to Link wentworth, the ownership was as follows:

Ownership split post acquisition of LAHC,s equity share
As to the Council 1000

727q

Share or 13.7380/o = zS4,tS6

As to Link Wentworth 6ztg
7279

Share or 86.26 zo/o = t,595,844

TOTAL = $1,85o,ooo

rc. Proposed Ownership Split (zozr)

Ownership % Split Proposed Current Difference
As to the Council: 51 943,500 254,:.56 68s,2+t,
As to Link Wentworth 49 go6, qoo !,595,844 -68c,rac

$r,8so,ooo $tr85o,ooo

z. Estimated Development Costs
Based on development consent (D335/zo) - the project will deliver rz new studio apartments with
an estimated delivery cost as follows:

Delivery cost summary (excl. land + acquisition costs) Total
Construction costs incl. escalation and contingen cy (too/o) 3,903,5oo
Professional fees incl. Project Manager 459,683
Statutory fees 4O,O16
Project contingency (5%) z:-3,4z6
Holding costs 7'5oo
Capitalised i nterest expense 82,7:-3

TOTAL $417o6,838
Notes:

a. Updated os advice on construction costs (Feb zozz) is based on the approved DA design
and notice of determination by council dated July zozr. costs have risen as a result of
requested design changes and covid supply chain increases in both material and labour
costs. As a result we have adjusted allowances for price escalation to the midpoint of the
delivery program and construction contingency.

3756th Council Meeting - 28 March 2022 Agenda Page 5 of 7
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Link
Wentworth

b. Professional fees are now adjusted for an open tender requested by council and for an

external Project Management service provider per Link Wentworth's Board direction.

c. Statutory costs per council's notice of determination and allowances for holding costs

during construction, PCA and CC fees.

d. Capitalised interest calculated from the June zozo land valuation date - notional

acquisition date, not the March zorg date of acquisition from NSW government. This has

reduced the projects capitalised interest expense.

e. Construction contingency allowance of $35rrooo (to0/0, +50/o increase); and

f. Project contingency allowance of $2t3,426 (5%) maintained.

Exclusions:

a. Land costs

b. Acquisition costs

3. Apportionment of Development Costs

Based upon the revised development cost estimate of $4,7o61838 (Feb zozz) and North Sydney

Council's desired position of a 5:J/o investment of the estimated development costs (including

contingency) would be as follows:

Ownership lnvestment 96 Contribution amount
As to the Council: 51 2,4oo,487

As to Link Housing: 49 z3o635:.
TOTAL $4,7061838

4. External Project Managerand Building contractor
An RFP for suitably qualified and experienced Project Manager was concluded, with Signature

Project Management being awarded a contract in Nov zozr.

Link Wentworth's Board approved release of an RFT to identify a suitably qualified constructor.

Prior to release Council will review tender documentation and endorse a tender evaluation plan to

achieve a single price 'lump sum' building contract for all works. Council have nominated John

Thomson to join the tender evaluation panel and will nominate a representative to attend the

monthly project control group meetings.

lndicative timescale
Timescale

Tender documentation Mar zozz - Underway

Tender/award of contract Anticipated - Auq zozz

Completion Anticipated - Aug zoz3

6. Timing of Agreement and Council lnvestment
A draft development deed, lease and certifier deed have been reviewed by council and Link

Wentworth is making final adjustments. These documents could be ready for execution in mid-

April zozz.lt is proposed that 8o% of council's investment would be made available at project

commencement (Aug zz) and the remaining zo% available on practical completion in (Aug z3).
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10.4. Community Housing Proiect Update 287 Miller Street Cammeray

AUTHOR Rebecca Aukim, Director Community & Libra Services

ENDORSED BY Marcelo Occhiuzzi, Director Community, Planning and Environment

ATTACHMENTS t.
2.

3.

Council Report 28 September 2O2O [10.4.1 - 49 pages]

Council Report 28 March 20221LO.4.2 - 7 pagesl

Revised lnvestment Summa 2023 -3
CSP LINK 2. Our Built lnfrastructure

2.L lnfrastructure and assets meet diverse community needs

PURPOSE:

The purpose of this report is to provide Council with an update on the 287 Miller Street

Cammeray community housing project and recommend a way forward in pursuit of its
delivery.

EXECUTIVE SUMMARY:

ln March 2023, Council and community housing provider Link Wentworth, completed the

tender process for 287 Miller Street Cammeray to build 12 self-contained one-bedroom

affordable housing units. The development received development consent in July 2021-.

Council currently owns approximately 14% of the Miller Street property. Council has

previously resolved to acquire 51% ownership of the site concurrent with its contribution

for the construction of the development of the site.

ln March 2022, Council endorsed a contribution of 53,089,831 which would represent

5L% of the cost of construction of the project and increase Council's ownership to 5I%

of the land and associated development.ln the time that has passed since that resolution,

construction costs have risen appreciably and a further contribution of S1,818,748 would

be required towards the project in addition to the contribution towards construction

costs, to achieve the ownership benchmark previously endorsed by Council.

This report presents various options to deal with the project and the associated increased

construction costs and recommends that the previously endorsed monetary contribution

be maintained, and that the 51% ownership of the site no longer be pursued. This is

considered a prudent approach and achieves the underlying intent of this project, which

is to provide an additional L2 residential community housing units in North Sydney.

Associated with this proposed development is a draft Development Agreement between

Council and Link Wentworth which provides clarity around shared costs and other

arrangements. lt remains in draft form and includes in-principle agreements to address

any overrun or underrun of costs. The draft Agreement specifies that cost overruns must

be funded and borne in full by Link Wentworth at their sole risk and underruns shall be

proportionately refunded to the Landlord (North Sydney Council) upon Practical

Completion.
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RECOMMENDATION:
1. THAT Council endorse Option L to finalise a development agreement with Link Wentworth
Housing to pursue the construction and delivery of the community housing project at2g7
Miller Street, Cammeray which represents a total contribution of 53,089,831 to be sourced
from Council's affordable housing contribution restricted reserve.
2. THAT the General Manager be issued with delegated authority to finalise the Development
Agreement with Link Wentworth as the basis to deliver the housing project in partnership
with Council.
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Background

North Sydney Council has had a long history of providing, supporting, and advocating for

affordable and social housing. Council has been part owner of the property at 287 Miller

Street (with Link Wentworth and the Department of Housing) since 1993.

Council was previously able to collect contributions towards affordable housing however no

such contributions have been collected since 2013. The funds of 54,390,000 currently held

are internally and externally restricted and can only be expended for affordable and social

housing.

The recent history of Council decisions relevant to the management and development of the

property at287 Miller Street are highlighted below'

At its meeting of 23 September 2019 Council resolved:

1. THAT Council explore with its approved Community Housing Provider options for
increasing the number of social housing beds in North Sydney by utilising the copital funds
accumuloted for this purpose.

2. THAT at the next Quarterty Budget Review Council consider that an amount of

54,387,705 be allocated to this project from funds collected for this purpose.

3. THAT the outcome of any improved or additionol asset being purchased with these

funds
includes the stipulotion that Council holds a moiority share of the title.

ln June 2020, Council had the land value for 287 Miller Street Cammeray evaluated by AVG

specialist Valuers who assessed the market value of land at sl-,850,000. Although the market

has increased significantly since then, Link Wentworth have not asked to increase the land

value in their updated assessment of project costs to retain Council's share in the ownership

of the dwelling.

ln June 2020, Council met with Link Housing to discuss the possible investment in an

affordable housing development at 287 Miller Street, Cammeray.

At its meeting 28 September 2020 (Attachment 1), Council resolved:

7. THAT Council enter into an Agreement with Link Housing for Council to acquire a

majority share of the property referred to in this report - 287 Miller Street, Cammeroy.

2. THAT Council make o monetary contribution equivalent to its ownership shore from the

Affordable Housing reserve for the establishment of the 71 new studio apartments

referred to in this report.
3. THAT the General Manager (or Delegate) be outhorised to finalise the contribution and

equity shore, subject to the constroints obove, to ensure that Council obtains fair value

for its contribution.
4. THAT the property continues to be manoged as part of the North Sydney Council Locol

Housing Program Property Monagement Agreement, 3l October 2078.

Council Meeting - 10 July 2023 Agenda Page 3 of 65

Attachment 9.7.2

Council Meeting 23 February 2026 Agenda Page 18 of 107



At its meeting 28 March 2O22 (attachment 2), Council resolved

7.THAT Council's total contribution towards the construction of a New Generation
Boording house which will include two units for women escaping domestic ond famity
violence, be capped at a moximum contribution of 53,099,997 from the Affordable
Housing Reserve to achieve a 57% majority share.
2.THAT the Development Agreement between Council and Link Wentworth include
clouses ensuring that costs overrun must be funded and borne in full by Link Wentworth
at their sole risk and underruns shall be proportionately refunded to the Landtord (North
Syd n ey Cou nci I ) u pon P roctica I Com pl etio n,

Development consent (DA335/20) was issued for a L2-unit residential development in July
2021,

The Development Agreement between Council and Link Wentworth has been in the process
of being progressed and refined since Council's decision to enter into an agreement in
September 2020. The Agreement will contain clauses that address any overrun or underrun
of costs - it will specify that costs overrun must be funded and borne in full by Link Wentworth
at their sole risk, and underruns shall be proportionately refunded to the Landlord (North
Sydney Council) upon Practical Completion as resolved by Council.

Report

ln March 2023, Council and Link Wentworth completed the tender process for 287 Miller
Street Cammeray to build twelve self-contained one-bedroom affordable housing units.
Arising from that tender, Decode Group's submission had the most competitive price,
however, its tendered price was significantly higher than the pre-tender estimate. There is
less appetite for risk in the current construction market which is reflected in a sector-wide
increase in delivery costs and many construction firms are facing adverse economic
conditions.

Council currently owns 13.8% of the Miller Street property. For Council to increase its
proportion of this ownership to StYo, it would need to contribute Sogg,g++.

The construction cost of the project is 58,273,009. lf Council were to pursue the SL%
ownership in the property as previously endorsed, the ownership and construction
contribution would represent 54,908,579. This equates to S1,8i.8,748 additional investment
over and above Council's previous commitment of 53,089,831. These figures are detailed in
Attachment 3 to this report.

At present, a contribution of $3,089,831 (as previously resolved) will provide Council with an
ownership share of 33%in the combined land and delivered housing project.

There is currently approximately $4,390,000 in the affordable/social housing restricted
reserve available to be spent.
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Options

The options that discussed in the table below seek to explore the most optimal ways in which

to maximise Council's limited available affordable/social housing reserve funding'

Given that the ultimate objective of the project, and Council's affordable/social housing

restricted reserves, is to deliver new housing units in North Sydney, Option 1 is

recommended. Council should, however, be aware of the following factors:

This preferred option means that Council will be the minority owner in this partnership' lt
potentially means that Council would be in a less favorable position regarding any future

decisions relating to the site. lt should be noted however, that Link Wentworth is a "tier L"

community housing provider which has shared a strong and collaborative relationship with

Council, and similar objectives.

It should also be noted that of Council's 23 affordable housing properties (130 tenancies),

seven are in minority ownership by Council (including this one). lt is a reasonable assumption

that housing affordability will continue to remain a significant problem in Sydney in the long

term and that community housing providers like Link Wentworth will also continue to be part

of the housing landscape. Council also has an existing Property Management Agreement with

Link Wentworth that provides guidance on a variety of relevant matters. The agreement is

due to be reviewed by 31 October 2023. Whilst minority ownership is an issue for

consideration, the overriding objective of current policy and the intent of the source of
investment funds for this project (in restricted reserve), is to provide for affordable housing,

which is achieved by the recommendations of this report.

Option Finance/Resourcing Risk/Opportunity Consultation

7 Continue to contribute a caPPed

maximum amount of S3,089,831
from the Affordable Housing

Reserve and accept 33%

ownership for 287 Miller St.

instead of 51Yo ownershiP.

This option will prevent any

further delays and allow the
project to be completed in
a p proximat ely July 2O24.

Councilwill not have a

controlling share in the site.

N/A

2 Council contributes a further
S1,300,000 available from the
Afforda ble Housing Reserve.

This option will increase

Council's ownership to
approximately 42% and allow
the project to continue to
schedule.

N/A

3 Council contributes an additional
amount of 51,818,748 to the
project to secure 51% majoritY
ownership of the site. There is an

additional S1,300,000 available in

the Affordable Housing Reserve.

An addition al 5481,252 wou ld

need to be sourced elsewhere,
possibly from new borrowings.

This option requires Councilto
find an additional 5qgt,25zin
funds.

N/A
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The following provides the basis for this recommendation

Option 1 does not require any further funding over and above the previously committed
funding. lt enables a small reserve to be retained for other projects (e.g., the parraween
Street affordable housing development) that may be pursued in the short to medium
term. The advantage of retaining a degree of funding in the restricted reserve (S1.3M) is
that it may be used to leverage additional State or Federal Government funding given the
current increased focus on affordable and social housing initiatives by those levels of
government.

This option does not require significant additional borrowing, which in the current
financial climate, is a preferable option.

Option 1 will prevent any further delays and would allow the project to be completed in
or about July 2O24, providing twelve new self-contained one-bedroom affordable
housing units. Two of the units will be set aside for women escaping domestic violence.

Not proceeding with the Resolution to own 51% of the development does not pose any
particular risks to Council given that the asset is in joint ownership with a community
housing provider that shares very similar objectives to Council,s.

Consultation req uirements

Community engagement is not required

Financial/Resource lmplications

The preferred direction of Option 1 requires that an amount of 53,089,831 from the
Affordable Housing Reserve be allocated in the 2023/24 financial year to cover this
investment, as previously indicated to Council.
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A New Tax System (Goods and Services Tax) Act 1999
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Corporations Act 2001

Corporations Act 2001
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  The lessor leases to the lessee the property referred to above.

(D)  Encumbrances (if applicable):

(G) 1.  

 2. 

 3. 

 4. With an  for a period of          

  set out in clause                              of

 5. With an  set out in clause                              of

 6. Together with and reserving the  set out in clause                              of

 7. Incorporates the provisions or additional material set out in hereto.

 8. Incorporates the provisions set out in                                                                                

  No.

 9. The  is set out in                    No.                    of

(B)  Document
Collection
Box

(F) 

(E) 

(A) 

Form: 07L 
Release: 4·7

LEASE
pages to the top left-hand corner.

(C)  

Property leased

 ALL HANDWRITING MUST BE IN BLOCK CAPITALS.  2005 
 

 

Duties Assessment No.

Reference:
Email:

Name, Address or DX, Telephone, and Customer Account Number if any.

Folio Identifier 5/4206

Link Wentworth Housing Limited ABN 62 003 084 928 and North Sydney Council
ABN 32 353 260 317

Link Wentworth Housing Limited ABN 62 003 084 928

N.A.

N.A. N.A.

N.A. N.A.

N.A. N.A.

 A

N.A.

N.A.

item  4  Reference Schedule
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(I) 

 I

 solemnly and sincerely declare that —

 1. The time for the exercise of option to                              in expired lease No.                              has ended; and

 2. The lessee under that lease has not exercised the option.

 

 Made and subscribed at                                                              in the                                                                   on

 in the presence of                                                                            of                                                                                                     ,

  Justice of the Peace (J.P. Number:                                            )  Practising Solicitor  

[specify]                                                                                                                                                       ,

 # :

 1. I saw the face of the person  OR  I did not see the face of the person because the person was wearing a face covering, but I am 

OR

the document I relied on was a                                                                                 [Omit ID No.]

 Signature of witness:                                                                       Signature of applicant:

  
 lodgment.  #

 

(H)

** s117 RP Act requires that you must have known the signatory  for more than 12 months or have sighted identifying documentation.
ALL HANDWRITING MUST BE IN BLOCK CAPITALS 2005

See Annexure A - page 13

See Annexure A - page 13
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Lessors
Lessee

Real Property Act 1900
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Conveyancing Act 1919

Residential Tenancies Act 2010 Residential 
Tenancies Act 2010 

Residential Tenancies Act 2010
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Community Housing 
Providers (Adoption of National Law) Act 2012
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: 

 

Corporations Act 2001

Local 
Government Act 1993

Local Government Act 1993

 

: 

 

Corporations Act 2001
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Building and Construction 
Industry Security of Payment Act 1999

Corporations Act 2001
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A New Tax 
System (Goods and Services Tax) Act 1999
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Environmental 
Planning and Assessment Act 1979 Environmental Planning 
and Assessment Regulation 2021 

Environmental Planning and Assessment Act 1979
Environmental Planning and Assessment Regulation 2021
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Environmental Planning and Assessment Act 1979 Environmental 
Planning and Assessment Regulation 2021 
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Work Health & Safety 
Regulation 2017

Work Health & Safety Regulation 2017
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Corporations Act 2001 
(Cth)

Local 
Government Act 1993 
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Corporations Act 2001
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