
 

 

The Urban Taskforce represents Australia's most prominent property 

developers and equity financiers.  We provide a forum for people involved 

in the development and planning of the urban environments to engage in 

constructive dialogue with government and the community. 

 

4th September 2021 

 

General Manager 

Northern Beaches Council 

PO Box 82  

Manly NSW1655 

 

Online submission 

 

Dear Mr Brownlee 

 

Re: Northern Beaches LEP and DCP Discussion Paper 

 

I write regarding the Northern Beaches LEP and DCP Discussion Paper (the Discussion 

Paper) exhibited by Northern Beaches Council (the Council).  

 

Council states the Discussion Paper for the Northern Beaches LEP “identifies issues we 

need to address in consolidating our LEPs and DCPs, discusses options and approaches 

to address those issues, and seeks responses to specific questions where there is no 

preferred approach identified” to then inform the preparation of a planning proposal 

to be finalised in “mid-2023”.  

 

The Urban Taskforce notes that Council, along with many other Metropolitan Sydney 

councils, was required to submit a consolidated LEP by 30th of June this year.  

 

Council’s timeline for their consolidated LEP is at least two years behind other Sydney 

councils. Council should have used the engagement in developing their Local 

Strategic Planning Statement as the forum to suggest options and pose questions to 

inform their comprehensive LEP. Urban Taskforce contends that in light of the 

escalating unaffordability of housing within the Northern Beaches local government 

area (LGA) the delay in delivering a responsive LEP is unacceptable. 

 

The Northern Beaches area is experiencing some of the most significant increases to 

housing prices across all of Greater Sydney. This relates to both median rents1  and 

property prices2, with some suburbs increasing by more than 30% over a 12 month 

period.  

 

The view of Urban Taskforce members seeking to invest in the Northern Beaches is that 

high housing prices are directly attributable to the Councils general long term adversity 

to any development in the LGA.  

 

 
1 Razaghi T, July 10 2021, ‘Where Sydney rents are getting more expensive and where they’re getting cheaper’, 
https://www.domain.com.au/news/the-sydney-suburbs-renters-have-turned-to-in-droves-driving-up-asking-rents-1070762/ 
accessed 31st August 2021 
2 Burke, K, July 31, 2021, ‘https://www.domain.com.au/news/the-sydney-suburbs-with-the-steepest-house-price-hikes-and-falls-
1075641/’, https://www.domain.com.au/news/the-sydney-suburbs-with-the-steepest-house-price-hikes-and-falls-1075641/ 
accessed 31st August 2021 

https://www.domain.com.au/news/the-sydney-suburbs-renters-have-turned-to-in-droves-driving-up-asking-rents-1070762/
https://www.domain.com.au/news/the-sydney-suburbs-with-the-steepest-house-price-hikes-and-falls-1075641/
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The delays to the drafting of the comprehensive LEP aside, Urban Taskforce members 

also report considerable delays in the progression of strategic plans to support 

Council’s centres based planning approach. Case in point is the Brookvale Structure 

Plan which was exhibited back in September 2017, but since March 2019 has been 

subject to the completion of employment, traffic & technical studies. 
 

Delivery of new housing across Greater Sydney has been on a downward trajectory 

since 2018. The GSC housing targets provide a significant opportunity to correct this 

downward trend and substantially improve housing supply, thus making new homes 

more affordable. Council needs to double down in its efforts efforts in articulating a 

strategy and finalising plans to meet housing targets and providing for housing diversity. 

 

The Urban Taskforce is particularly wary of Council’s capacity to deliver housing supply 

and meet GSC dwelling targets in light of the recent decision from Council on their 

Local Housing Strategy and the reduction of dwellings proposed for the Ingleside 

precinct. 

 

Notwithstanding our concerns as to delays and the approach to new development to 

date, we note the Discussion Paper identifies the need for greater housing diversity and 

affordability in the LGA, with the paper stating: 

 

“We need to do more, not just to address population growth, but to address key 

issues around affordable housing provision, and the lack of diversity in housing 

across the LGA.” 

 

The Urban Taskforce supports Council in acknowledging this critical issue.  

 

The following feedback should be used by Council to ensure the preparation of the LEP 

and DCP is a practical and implementable response to the issues of housing supply, 

affordability and diversity, as well as; investment and employment generation. 

 

Housing Supply 

 

Urban Taskforce notes the discussion paper states that the new LEP and DCP will be 

“mainly based on existing controls and does not seek to increase building heights or 

densities in residential areas, except as provided for by the Northern Beaches Local 

Housing Strategy, which identifies a need for only 275 additional dwellings (over and 

above those already zoned) within the next 15 years”.  

 

If LEP and DCP controls remain to continue to undermine the feasibility of the delivery 

of new housing, this will result in on-going constraints on housing supply and will further 

exacerbate declining affordability in the area.  Further, the limited diversity of housing 

will be unchanged. 

 

Urban Taskforce recommends the LEP be drafted with a focus on new development 

controls to deliver medium and longer term housing supply and the meeting of GSC 

housing targets. 
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In the interests of delivering greater housing supply and diversity across the Northern 

Beaches, Urban Taskforce recommends that Council undertakes targeted 

engagement with the development industry to ensure development controls allow for 

investment in feasible residential development. 

 

Housing Diversity  

 

In terms of the capacity of new home providers to deliver much greater housing 

diversity across the LGA, Urban Taskforce objects to limiting boarding houses and 

seniors housing to areas closer to centres. By only allowing these uses within centres, 

Council will be forcing developers of these housing types to compete with the 

development of residential flat buildings.  

 

Boarding houses, in particular, need to be permissible with consent in the R2 Low 

Density Residential zone, otherwise the feasibility of this affordable housing type is 

destroyed. 

 

Without R2 zoned land as an option, land acquisition costs are just too high, and the 

returns do not justify the investment to construct a boarding house.  

 

Urban Taskforce recommends the LEP includes boarding houses as permissible with 

consent in all residential and business zones to facilitate this more affordable housing 

type.  

 

Urban Taskforce members report that approximately 80% of seniors housing is currently 

delivered on land zoned R2 Residential or Rural. Low density residential and accessible 

rural areas are presently preferable locations for new seniors housing in terms of market 

preferences and because lower land costs allow for more affordable options to be 

provided.  

 

Blanket prohibitions will not deliver the housing diversity needed to meet the needs our 

aging population. Instead of reducing the areas where seniors’ housing and boarding 

houses are permissible the Councils should be looking for more areas to facilitate an 

increase in the supply of these types of housing. 

 

Council does pose the question of incentives to encourage boarding houses and 

seniors houses in centres. For seniors housing to be feasible in centres the development 

incentives will be essential and will need to be sufficiently generous in yield to be 

competitive with residential flat buildings which are generally less expensive to 

construct and offer higher returns. 

 

Without sufficient development incentives and a greater range of permissibility, the 

commercial reality will be that no new seniors housing will be delivered in the Northern 

Beaches centres. 

 

Urban Taskforce recommends the LEP is drafted to allow Seniors Living as being 

permissible with consent in the broadest range of zones. 
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Urban Taskforce recommends development incentives for Seniors Housing are included 

in the LEP and that these are developed in consultation with industry. 

 

Investment and Employment Generation 

Urban Taskforce objects to Council’s the intention for the Northern Beaches LEP to take 
a closed zone approach.  

The proposed approach runs counter to the greater flexibility and competition needed 

for LGAs to be competitive in attracting investment and for their centres to thrive. An 

open zone approach is a more modern approach to land use planning. An open zone 

approach that allows for the broadest range of permissible uses is particularly needed 

across employment zones to encourage investment and activation of centres and 

employment areas – an important aspiration in a post-COVID economic recovery. 

 

Further, a closed zone approach fails to fulfil the brief set by the Productivity 

Commission’s White Paper of “consolidating and increasing flexibility of employment 

and industrial zones to accommodate new businesses”. 3  

 

Accordingly, in the context of the Productivity Commission’s White paper, Urban 

Taskforce recommends that the Northern Beaches LEP takes an open zoned approach 

that allows for land use flexibility and the opening-up of centres to competition and 

activation. 
 

When councils fail to plan for the new houses and jobs needed by future generations 

this will further drive up the price of, and capacity to pay for, housing.  
 

To continue preparing the Northern Beaches LEP and DCP largely on the basis of the 

proposals in the discussion paper is flawed. Restricting new housing supply and the 

creation of new jobs will result in future generations, both young and old, needing to 

leave the LGA. 

 

Table 1 includes a summary of Urban Taskforce recommendations. 

 

The Urban Taskforce would welcome the opportunity to expand on the matters raised 

and to provide a development industry perspective on the proposals contained in the 

Discussion Paper.  

 

Yours sincerely 

 
Tom Forrest  

Chief Executive Officer 

 

 

 
3 NSW Productivity Commission, 2021, Productivity Commission White Paper 2021- Rebooting the Economy, NSW Treasury. 
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Table 1: Summary of Urban Taskforce Recommendations 

 

 

 Urban Taskforce recommendation 

1.  Urban Taskforce recommends the LEP be drafted with a focus on new 

development controls to deliver medium and longer term housing supply and the 

meeting of GSC housing targets. 

 

2.  In the interests of delivering greater housing supply and diversity across the 

Northern Beaches, Urban Taskforce recommends that Council undertakes 

targeted engagement with the development industry to ensure development 

controls allow for investment in feasible residential development. 

 

3.  Boarding houses need to be permissible with consent in the R2 Low Density 

Residential zone, otherwise the feasibility of this affordable housing type is 

destroyed. Without R2 zoned land as an option, land acquisition costs are just too 

high, and the returns do not justify the investment to construct a boarding house.  

 

Urban Taskforce recommends the LEP includes boarding houses as permissible 

with consent in all residential and business zones to facilitate this more affordable 

housing type.  

 

4.  Urban Taskforce recommends the LEP is drafted to allow Seniors Living as being 

permissible with consent in the broadest range of zones. 

 

 

5.  For seniors housing to be feasible in centres the development incentives will be 

essential and will need to be sufficiently generous in yield to be competitive with 

residential flat buildings which are generally less expensive to construct and offer 

higher returns. 

 

Urban Taskforce recommends development incentives for Seniors Housing are 

included in the LEP and that these are developed in consultation with industry. 

 

6.  In the context of the Productivity Commission’s White paper, Urban Taskforce 

recommends that the Northern Beaches LEP takes an open zoned approach that 

allows for land use flexibility and the opening-up of centres to competition and 

activation. 

 

 


