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North Sydney Centre Review 2013

Report of Brad Stafford, Senior Strategic Planner
Clause 28C of North Sydney LEP 2001 limits increases in commercial floor space
within the North Sydney Centre under that plan to 250,000m², and sets a trigger for a
review of Division 4 – North Sydney Centre at 200,000m². Approvals of additional
commercial floor space within the North Sydney Centre have recently surpassed the
200,000m² review trigger point, providing a statutory impetus for a Review process to
be undertaken.
This impetus affords Council the opportunity to undertake an extensive review of the
entire North Sydney Centre, with a view to setting its future direction. The Review
will consist of analyses of key matters including built form and capacity, traffic,
urban design, the public domain, land use and zoning, commercial demand and
economic impact of recent residential and commercial development, and ecologically
sustainable development considerations.
The results of the Review will be used to recommend and inform any amendments to
Council’s planning controls identified during the process.
An introductory paper has been prepared to provide Councillors with a snapshot of
the North Sydney Centre and its recent planning and development history. The paper
is attached to this report.
Recommending:
1. THAT Council note the report.
Resolved to recommend:
1. THAT Council note the report on the North Sydney Centre Review 2013.
The Motion was moved by Councillor Baker and seconded by Councillor
Marchandeau.
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Report to General Manager
Attachments:
1. North Sydney Centre – an Introduction for Councillors

SUBJECT:

North Sydney Centre Review 2013

AUTHOR:

Brad Stafford, Senior Strategic Planner

EXECUTIVE SUMMARY:
Clause 28C of North Sydney LEP 2001 limits increases in commercial floor space within the
North Sydney Centre under that plan to 250,000m², and sets a trigger for a review of Division 4
– North Sydney Centre at 200,000m². Approvals of additional commercial floor space within
the North Sydney Centre have recently surpassed the 200,000m² review trigger point,
providing a statutory impetus for a Review process to be undertaken.
This impetus affords Council the opportunity to undertake an extensive review of the entire
North Sydney Centre, with a view to setting its future direction. The Review will consist of
analyses of key matters including built form and capacity, traffic, urban design, the public
domain, land use and zoning, commercial demand and economic impact of recent residential
and commercial development, and ecologically sustainable development considerations.
The results of the Review will be used to recommend and inform any amendments to
Council’s planning controls identified during the process.
An introductory paper has been prepared to provide Councillors with a snapshot of the North
Sydney Centre and its recent planning and development history. The paper is attached to this
report.

RECOMMENDATION:
1. THAT Council note the report.

Signed:

Endorsed by:
Manager Strategic Planning
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LINK TO DELIVERY PROGRAM
The relationship with the Delivery Program is as follows:
Direction:

3. Our Economic Vitality

Goal:

3.2 Ensure North Sydney CBD is one of Australia’s largest commercial centres

BACKGROUND
Clause 28C of North Sydney LEP 2001 limits increases in commercial floor space under that
plan to 250,000m², and sets a trigger for a review of Division 4 – North Sydney Centre at
200,000m². Approvals of additional commercial floor space within the North Sydney Centre
have recently surpassed the 200,000m² review trigger point, providing a statutory impetus for
a Review process to be undertaken.
The above figures relate to Council’s Deed of Agreement with the Transport Administration
Corporation (now Transport for NSW), which levied funds for the upgrade of North Sydney
Railway Station. That upgrade was completed in 2010.
The attachment to this report has been produced to give Councillors – particularly newlyelected members – a background as to the recent planning history of the North Sydney Centre
and a basis from which further consideration of its future can be given.

SUSTAINABILITY STATEMENT
The following table provides a summary of the key sustainability implications:
QBL Pillar
Environment

Social

Implications
The environmental implications of the proposed project are as follows:
 The review will focus heavily on ecologically sustainable outcomes,
particularly with regard to the public domain. Improvement of the
public domain has ongoing environmental benefits.
The social implications of the proposed project are as follows:
 Improved street level amenity will make pedestrian journeys more
enjoyable.
 Improved linkages between origins and destinations will be
investigated.
 Making areas of high amenity more accessible for residents/workers.
 Rejuvenation and activation of public areas will result in improved
night-time safety.
 New civic and/or open space in areas of high demand to operate as
informal community meeting places.
 Improved residential amenity achieved through improved building
design.
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Economic

Governance

The economic implications of the proposed project are as follows:
 The Centre is a commercial hub with a thriving high-density mixed
use fringe. The Planning Review will explore opportunities to foster
and continue this trend.
 Improvements in public domain and amenity in the Centre will
facilitate growth in its economic viability, thus improving its
attractiveness for investment.
The governance implications of the proposed project are as follows:
 Project aims to implement actions contained in higher order policy
and strategic documents such as the draft INSS.
 Objectives of project are consistent with multiple Directions and
Goals contained in Vision 2020 document.
 The project progresses many of Council’s policies.

DETAIL
The terms of reference for the North Sydney Centre Review have not been finalised, but are
expected include the following components:
Clause 28 LEP 2001
The specific objective of Clause 28C is to ensure there will be railway infrastructure to
accommodate the growth of the North Sydney Centre. The railway infrastructure levy placed
on approvals of additional commercial floor space within the Centre has been used to fund
the upgrade to the North Sydney Station, completed in 2010. Therefore any future growth
within the Centre will need to be considered within the constraints placed by the capacity of
the public transport network serving North Sydney. This will require liaison with both the
Department of Planning and Transport for NSW during the Review process.
Public Domain Strategy
An attractive and functional public domain is an intrinsic element in the future success of the
North Sydney Centre as a place to live and work. The Review will critique Council’s current
PDS in terms of its delivery of recommended provisions, but will include a contemporary
analysis of the Centre to identify current failings of the public domain and to suggest
opportunities for its improvement and renewal.
DoPI and State Plans
The Sydney Metropolitan Plan 2036 released in 2010 and the associated Draft Inner North
Sub-regional Strategy set the long term goals for North Sydney in relation to commercial
floor space and residential dwellings. The Sub-regional Strategy requires that Council
provide an additional 5,500 dwellings and 15,000 jobs within the LGA by 2031.
Co-operation with the DoPI will be a key component of setting the future direction of the
North Sydney Centre.
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Traffic
An extensive traffic study for the North Sydney Centre was undertaken in 2005 and
recommended several significant changes to the road network within the Centre, with
a particular focus on Victoria Cross and Miller Street. The recommendations of the study
were not implemented due to a lack of concurrence / support from the then NSW Roads and
Traffic Authority.
The 2013 Review will need to revisit traffic as it directly impacts on pedestrian circulation
and connectivity, which are themselves directly linked to the achievement of public domain
improvement outcomes essential to the future attractiveness of functioning of the Centre.
Ecologically Sustainable Development
The Review will be undertaken on the basis that ESD principles need to be at the forefront in
the consideration of any changes in policy or direction that Council wishes to pursue. The
current ESD project being undertaken by Strategic Planning will contain recommendations
that directly impact on the North Sydney Centre and therefore this review process.
Capacity and Built Form
As outlined above, NSLEP 2001 and Draft LEP 2012 contain clauses limiting the amount of
additional commercial floor space which may be approved in the Centre. In any case, floor
space within the Centre is nearing previously identified capacity in terms of the existence of
major redevelopment sites.
The Review will seek to quantify remaining floor space capacity under current LEP 2001 and
proposed DLEP 2012 controls.
The recent spike in applications and approvals for residential unit development within the
North Sydney Centre will also impact on the ability of existing controls to provide future
growth. The Review will include mixed use / residential land in its analysis of remaining
capacity under current controls.
Urban Design Analysis
A thorough analysis will be undertaken to identify current weaknesses or constraints within
the Centre relating to urban design, and opportunities to improve urban design outcomes will
be explored. A new set principles derived from this process will be used to inform any
amendments to planning controls recommended by the Review. Staff will liaise particularly
closely with the Design Excellence Panel during this phase of the Review.
Land Use and Zoning
The future make-up of land uses within the Centre continues to be of interest to many
stakeholders and the subject of renewed debate. The Review will place particular emphasis
on establishing and understanding multiple viewpoints relating to land use, and assessing
those on planning grounds. Part of this process will be the use of external professional
consultants to undertake the economic analysis required to understand the impacts of any
changes to the existing land use regime within the Centre.
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External Consultants
As outlined above, external consultants will be used to provide specific planning and
economic analysis of recent, current and future trends within the Centre. A tenant demand
study has recently been completed and will be reported to Council on 6 May 2013. Other
work currently being undertaken includes an analysis of the economic impact of recent
growth in residential development within the North Sydney Centre and its impact on the
economic viability and social vibrancy of the commercial core. The results of this study will
form a key component of the Review and be reported to Council in due course.
Consultation
A consultation strategy is being developed and will be reported to Council upon completion.
Consultation during the Review process will need to be as inclusive, and cast as wide a net,
as possible.
The recently established North Sydney CBD Working Group will form a key component of
the consultation process, with regular meetings used to discuss key parts of the Review as
they occur.
Timeline
A more detailed timeline will be established as the terms of reference of the Review are
finalised. This will be reported to Council in due course.

NORTH SYDNEY CENTRE REVIEW

An Introduction for Councillors March 2013
Prepared By Strategic Planning

North Sydney Centre – An Introduction

1. INTRODUCTION
Development approvals under current planning controls have triggered
the need for a planning review process to be undertaken for the North
Sydney Centre.
As a first step in that process, this briefing paper has been prepared to
give councillors an overview of the recent development, planning and
economic history of the North Sydney Centre.
The information contained within this document will provide councillors
with background and context for the consideration of future directions of
the Centre.
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2. CENTRE OVERVIEW
The North Sydney Centre is Sydney’s second‐largest central
business district and the seventh largest in Australia, with some
860,000m² of commercial floor space, housing around 47,000
workers.
The North Sydney Centre is also home to around 2,000 residents,
forming part of North Sydney suburb’s overall current population
of around 6,300.
The Centre is bound by the Warringah Freeway to the east, North
Sydney Railway Station to the south, and extends north and north
west along the key arterial roads of Miller Street and Pacific
Highway.
The delineation of the Centre is clear at its eastern and southern
boundaries (Warringah Freeway and North Sydney Station respectively),
but less so to the north and west, where it becomes more integrated
with surrounding uses.

Fig.1: North Sydney Centre location map
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3. PLANNING CONTEXT
3.1 LEP 2001

Fig. 2: LEP 2001 Zoning(dark blue = commercial, light blue = mixed use)

LEP 2001 was gazetted in June 2001, although the North Sydney Centre
was deferred from the plan until the gazettal of Amendment No.9 in
February 2003.
The zoning within the Centre is dominated by a commercial core with
significant areas of mixed use zoning to the north and north west of that
core.
LEP 2001 sets a limit for additional commercial floor space of 250,000m²,
with a trigger for a review process at 200,000m². The limit is tied to the
capacity of North Sydney Railway Station, which was upgraded in 2010.
The 200,000m² review target has been reached and will be discussed
further in later sections.
Figures 2 to 6 illustrate key planning provisions under LEP 2001 relating
to the North Sydney Centre.

[NB: LEP 2001 Amendment No.9 included land outside the formal North
Sydney Centre boundary.]
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There are several items of heritage significance within the North Sydney
Centre, including the North Sydney Post Office and Court House, the
former North Sydney Technical College (Greenwood Hotel), the MLC
building at the corner of Miller and Mount Streets, and the Don Bank
Museum building in Napier Street. The Centre is heavily flanked by
heritage items and conservation areas.

The Composite Shadow Area set a height control for new buildings
within the Centre by restricting additional overshadowing outside of that
which already existed in 2003.

Fig.3: Heritage

Fig. 4: Composite Shadow and Special Areas

Special Area controls prohibited additional overshadowing within those
parts of the North Sydney Area identified as such (blue areas on map)
during peak usage times (mainly 12 pm to 2 pm).
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The Miller Street Setback Area control is intended to provide a widened
pedestrian / landscaping zone along the eastern side of Miller Street
from Mount Street to McLaren Street.

The non‐residential floor space ratio control applies to all land zoned
Mixed Use throughout the North Sydney Municipality, and seeks to
provide a quantum of commercial floor space at the lower levels of
buildings within the zone.

Fig. 5: Miller Street Setback

Fig. 6: Non‐Residential Floor Space Ratio
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3.2 Draft LEP 2012
North Sydney Draft LEP 2012 was publicly exhibited in October /
November 2012. The Draft LEP proposes a number of amendments to
planning controls within the North Sydney Centre. The most significant
of these changes is the application of height controls for each individual
site as opposed to the current composite shadow area control. This
move was adopted to create greater certainty for property owners and
residents as to the potential height of buildings within the Centre, which
have at times been ambiguous and open to varying interpretations.
A number of rezonings are also proposed, particularly to the immediate
north of Berry Street, where significant commercial buildings currently
zoned Mixed Use are proposed to be zoned B3 Commercial Core under
the Draft LEP. This is primarily to shore up existing commercial floor
space within the Centre and prevent its potential loss to residential uses.
In existing mixed use parts of the Centre, Council has actively sought to
increase the potential for properties to redevelop by allowing
developments to provide less commercial floor space in favour of more
residential. This has already led to a number of site‐specific planning
proposals being lodged to make previously unviable development
opportunities more attractive to owners / developers.
Fig.7: Draft LEP 2012 Zoning Map
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Spot heights for individual sites are expressed as reduced levels (RLs –
height above sea level).

Special areas and the Miller Street setback remain in the Draft LEP

Fig.8: Draft LEP 2012 Height of Buildings Map

Fig.9: Draft LEP 2012 North Sydney Centre Map
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4. COMMERCIAL CORE
The North Sydney Centre has a commercial floor space stock of
860,000m². Completed commercial floor space has increased by 10%
since 2000, compared to Sydney CBD (16%), St Leonards (15%), and
Chatswood (‐7%). This figure does not take into account recent
approvals for around 125,000m² of commercial floor space, which if
included would increase this figure to 25% (being Part 3a approvals at
177‐199 Pacific Highway, 1 Denison & 88 Walker Streets and 86‐96 &
100 Mount Street).
4.1 Growth in Commercial Floor Space
The amount of commercial floor space within North Sydney Centre
fluctuated but remained somewhat stagnant until 2009. This is largely
Fig. 10: Total Commercial Floor Space in North Sydney Centre 2000‐2012

due to one or two significant commercial developments completed
between 2009 and 2010. A review of controls undertaken from 2005
ultimately led to the provisions of Draft LEP 2012 which, although still in
draft form, have created greater certainty in development potential
within the Centre.
Significant recent approvals via the Part 3A process will contribute
further to this recent trend of growth within the Centre beyond that
which is depicted below in Figure 10.
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4.2 Recent Development and Approvals
Fig. 11: Location of recently approved commercial developments
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100 Pacific Hwy
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1 Denison & 88 Walker Streets
177‐199 Pacific Hwy
100 Arthur Street

100 Pacific Highway (2006) – Additional 18,128m²
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16‐40 Mount Street – The Ark (2010). Additional 28,381m²

86‐96 & 100 Mount Street (approval). Additional 31,869m²
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1 Denison Street (Shopping World) and 88 Walker Street (approval).
Additional 53,169m²
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177‐199 Pacific Highway (approval). Additional 39,045m²

100 Arthur Street – Innovation Place. Additional 17,085m²
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4.3 Vacancy Rates
North Sydney’s office market vacancy rate as of July 2012 was 7.4%,
lower than Sydney CBD (8.2%), St Leonards / Crows Nest (10.7%) and
Chatswood (13.7%). The only office market performing better than
North Sydney in this respect was Macquarie Park / North Ryde (6.7%).
4.4 Grade of Office Stock
North Sydney has a comparatively high proportion of B‐grade office
stock and comparatively low proportion of A grade stock when
compared with other CBD markets. These figures will improve with the
completion of recent A and Premium‐grade approvals.

This study will be reported to Legal and Planning Committee on 6 May
2013.
4.6 Development Constraints
The same study referred to in Section 4.5 listed what it considered to be
the key constraints for further commercial growth within the North
Sydney Centre. These were identified as follows:
‐
‐
‐

4.5 Tenant and Worker Sentiment
‐
A recent study undertaken for Council surveyed tenant and worker
sentiment within North Sydney. When asked for reasons for choosing
North Sydney to locate a business, the following responses make up the
top 5:
‐
‐
‐
‐
‐

Availability of public transport;
Being close to Sydney CBD;
Being close to clients and customers;
Desirable location for attracting new staff; and
Fitting in with a corporate image.

When workers were asked to express their level of satisfaction with
working in North Sydney, only 8% described themselves as ‘unsatisfied’.

‐

Small lot sizes, particularly housing older building stock, which
contributes to difficulties in redeveloping those sites;
The presence of strata ownership is a major barrier in
amalgamating and redeveloping sites;
Lateral expansion of the CBD is problematic, given surrounding
land uses;
The topography of North Sydney and the location of the North
Sydney Train Station at the southern / lower end places limits
to growth; and
Council development fees and charges are considered
comparatively high.

In addition, the carrying capacity of Sydney’s public transport system
needs to be a consideration in any future analysis of growth of the North
Sydney Centre.
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5. PROMOTION AND MARKETING
From 2005 to 2007, Council undertook an extensive promotional
campaign aimed at raising awareness of and interest in North Sydney as
an attractive location for businesses to locate their operations.
The Where Business Happens campaign involved a number of promotion
strategies, including:
‐
‐
‐
‐

A 30‐second television commercial targeted at a business
audience;
A high‐end brochure mail‐out to investors, prospective
tenants, property and real estate groups etc;
A quarterly colour newsletter to tenants and other
stakeholders;
Various sponsorship and print advertisement strategies.

The promotion strategy ended prematurely due to the onset of the
global financial crisis and the need to curtail Council spending.
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6. MIXED USE / RESIDENTIAL
6.1 Population Overview and Trends

6.2 Recent Approvals / DAs Under Assessment

The suburb of North Sydney is home to 6,397 persons as of the 2011
Census – up from 4,831 in 2001. Around one third of that population
lives within the North Sydney Centre, mostly within the mixed use areas
at the fringes of the Centre (although some residential dwellings do exist
within the commercial core).

Figure 12 below shows the location of significant dwelling approvals in
and around the North Sydney Centre under LEP 2001. As might be
expected, most of the growth is located in the two main mixed use
precincts within the Centre.
35

This figure will continue to rise, as over two thirds of new dwelling
approvals in the suburb of North Sydney since 2001 have been located
within the Centre (and several more at its immediate periphery).
Further, Council’s Residential Development Strategy 2009 (RDS) expects
that 93% of future dwelling growth in the suburb of North Sydney will
occur within the North Sydney Centre.
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6.3 Recent Approvals / Assessments
156‐158 Pacific Hwy
•
•

40 residential units, commercial floor space at ground floor
Under construction

211‐223 Pacific Hwy
•
•

Around 220 residential units, commercial space at ground level
Approved
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144‐150 Walker Street
•
•

24 residential units and 4 restored heritage dwellings
Under construction

239‐247 Pacific Hwy
•
•

104 residential units
DA approved
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136‐142 Walker Street
•
•

197 residential units
Under construction

225 Miller Street
•
•

79 residential units
Completed
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144‐150 Pacific Hwy
•
•

101 Residential Units
L&E Court approved 2012

221 Miller Street
•
•
•

173 Residential Units
6115m² commercial / retail floor space
Under assessment
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6.3 Dwelling Type
The table below gives an indication of the type of unit dwelling
demanded / supplied in the North Sydney Centre, and how this
compares with other areas in the North Sydney LGA.

In terms of vertical expansion, this would require a rethink of long‐held
policies of protecting the amenity of residential zones outside of the
North Sydney Centre.

Mixed use areas contain a higher proportion of smaller unit types due to
their proximity to public transport and employment centres than other
residential zones, who are more likely to cater for a slightly different
demographic, including more families.

Figure 13: Constraints to lateral expansion
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Heritage
Conservation
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6.4 Future Growth and Expansion

School
and Heritage

The North Sydney Residential Development Strategy 2009 identifies an
additional dwelling capacity for the North Sydney Centre under Draft LEP
2012 controls of 1,351 dwellings between 2009 and 2031.
Dwelling growth within the mixed use portions of the North Sydney
Centre is limited by the difficulties faced in managing the interface
between these areas and lower density residential uses adjoining the
Centre. Other surrounding land uses also significantly impact on
potential growth in residential dwellings in and around the centre.

School
and Heritage

Heritage

Heritage
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Heritage
Conservation
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Freeway
Heritage
Heritage
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Table 1 ‐ % mix of residential unit types, 2001‐2012
Area
North Sydney Centre
Other Mixed Use Areas
Other Residential Zones

Studio
14
13
8

1 Bed
37
34
32

2 Bed
39
40
45

3 Bed
10
13
15

Heritage
Heritage
Conservation
Area

Heritage
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6.4 Economic Impacts of Recent Development
Council has appointed an external consultant to provide analysis of the
economic impact of residential and commercial approvals within the
North Sydney Centre. The quantification of these impacts will allow
Council to more thoroughly consider its position on future direction for
the Centre.
The results of this analysis will be reported to the Legal and Planning
Committee on 6 May 2013.
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7. PUBLIC DOMAIN
7.1 North Sydney Public Domain Strategy
The North Sydney Public Domain Strategy was adopted by Council in
2004, and provided a framework of strategies, design principles and
actions for the upgrading of the Centre. It incorporated the key elements
of the North Sydney Traffic and Pedestrian Masterplan and the Miller
Street / Victoria Cross Masterplan.
7.2 Traffic and Pedestrian Management Plan (TPMP)
The TPMP recommended a number of changes to the internal traffic
circulation within the North Sydney Centre which would allow for
significant improvements in pedestrian amenity in a number of key
locations, particularly in Miller and Blue Streets.
The recommendations of the TPMP were not implemented due to the
non‐concurrence of the RTA (RMS) with the majority of
recommendations. This in turn had implications for the implementation
of other recommendations of both the TPMP and the Public Domain
Strategy overall.

Figure 14: North Sydney Traffic and Pedestrian Masterplan
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7.3 Miller Street / Victoria Cross Masterplan

7.4 Design Competitions

Key elements of the 2004 Masterplan, including the reduction in traffic
lanes and diversion of traffic in / from Miller Street, were unable to be
implemented, owing to the RTA’s (RMS) non‐concurrence with the
Traffic and Pedestrian Management Plan.

Council however did seek to initiate some elements of the Masterplan,
running design competitions for the Miller Street bus shelters, the
Greenwood Plaza canopy entrance at Mount Street Plaza, and for public
art for the Victoria Cross intersection.

Figure 15: Miller Street / Victoria Cross Masterplan

The bus shelter and canopy design competition winner was not
supported by Council and further action was subsequently not
undertaken. Similarly, the finalised design for public art was considered
unsatisfactory and expensive by councillors.
Figure 16: Bus Shelter and Canopy Entrance Design Winning Entry
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7.5 Completed Public Domain Improvements
A number of public domain upgrades have been undertaken within the
Centre since the adoption of the Public Domain Strategy, and continue
to be carried out in accordance with the North Sydney Operational Plan.
Upgrade works have included:
•

Paving Upgrades. The unique sandstone jigsaw design has been
rolled out in many parts of the Centre.

•

Smart Pole installation. The poles have previously been graced
with ‘Where Business Happens’ promotional banners, and are
an important element in implementing lighting upgrades and
continuing efforts to reduce signage clutter within the Centre.

•

Little Walker Street upgrade. The revitalisation of what is
largely a service laneway has resulted in a well‐used shared
traffic / pedestrian zone with paving improvements and
outdoor dining / cafe opportunities.

•

Blue Street upgrade. The upgrade has improved pedestrian
amenity around the extremely busy bus and train transport
interchange.

Figures 17‐20: Recent and on‐going public domain improvements
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8. NORTH SYDNEY CENTRE REVIEW 2013
As noted in Section 3, Council has reached its target of an additional
200,000 m² of commercial floor space approved under LEP 2001, which
triggers a review of planning controls for the North Sydney Centre.
Strategic Planning staff are drafting terms of reference for that review. It
is expected that the review will be comprehensive and cover all facets of
the future of the Centre, including:
•
•
•
•
•
•

A review of existing public domain strategies;
A comprehensive urban design and environmental sustainability
study;
Capacity analyses;
Opportunities to revitalise and activate the Centre;
Identifying opportunities and constraints for future growth; and
The drafting of new controls to realise desired future direction

