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Diana Mitchell

From: Helena Miller 
Sent: Friday, 29 March 2019 2:40 PM
To: Diana Mitchell
Cc: Colin Rockliff; William Lam; Peter Jones
Subject: St Leonards South Planning Proposal 25 Review 
Attachments: St Leonards South Final SIC Submission 080219.pdf

Hi Diana, 
 
Further to your email below the planning proposal submitted by Greaton in relation to St Leonards South can be 
downloaded using the following link: https://we.tl/t‐ERPGj3f4Zk 
 
I will also send you links to each of the Concept DAs that we have lodged and am also attaching our submission to 
the Department on the proposed SIC Levy for the IPC’s consideration.  Please let us know if you or the Commission 
has any questions and when the Commission would be available to meet. 
 
Greaton has also now released a Webpage – link below. The purpose of the Webpage is to provide information on 
the proposals and invite comment. However, the Webpage makes it clear that all formal consultation and 
submissions will be managed by Council. 

 
http://greatonstleonardssouth.com.au 
 
Regards 
 
Helena 
 

Helena Miller, Director 

  

  

 

 

From: Diana Mitchell [mailto:Diana.Mitchell@ipcn.nsw.gov.au]  
Sent: Wednesday, 6 March 2019 10:20 AM 
To: Helena Miller 
Cc: Matthew Todd-Jones;  

 
Subject: FW: St Leonards South Planning Proposal 25 Review - request to forward information 
Importance: High 
 
Hi Helena, 
 
Thank you for your phone call. 
 
As discussed, Matthew Todd‐Jones has gone on extended leave and I will be the planning officer from the IPC 
Secretariat looking after the advice for the St Leonards South Residential Precinct planning proposal in his absence. 
 
If you would like to send through a copy of your planning proposals and submissions to the Department, I will 
forward on to the Commissioners for their consideration and make publicly available on the Commission’s website. 
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To: 'matthew.todd-jones@ipcn.nsw.gov.au' 
Cc: William Lam; Peter Jones; Colin Rockliff 
Subject: FW: St Leonards South Planning Proposal 25 Review - request to forward information 
Importance: High 
 
Dear Matthew, 
 
As discussed this morning our client Greaton Development Pty Ltd owns land in the St Leonards South area and is 
keen to progress development of the land in accordance with the myriad of local and State plans that have 
identified the area as suitable for high density residential development. 
 
In order to progress rezoning of the subject land, and to provide certainty to Council and the community, we lodged 
a Proponent Initiated Planning Proposal and Concept Development Application with Lane Cove Council on Friday 8 
February 2019.  The Planning Proposal was also lodged with the Department of Planning and Environment as our 
submission to the Draft St Leonards Crows Nest 2036 Plan.   
 
As the Minister has requested that the Independent Planning Commission provide advice on the Council initiated 
Planning Proposal 25 for St Leonards South, we would like to forward a copy of our Planning Proposal to the IPC for 
its consideration as part of its review.  We have also made a submission on the proposed SIC Levy which we also 
consider is relevant to the Commission’s deliberations. 
 
Could you please advise at your earliest possible convenience whether the IPC would be amenable to receiving a 
copy of our PP and SIC submission for its consideration.    We would also be very pleased to meet with the 
Commission to discuss the proposed rezoning of St Leonards South and would appreciate advice regarding the 
future public meeting once scheduled. 
 
We look forward to hearing from you. 
 
Regards 
 
Helena  
 

Helena Miller, Director 

  

  

 

 





Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave 
St Leonards Sou h 
 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This page has been left blank intentionally 



Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave 
St Leonards Sou h 

v 

 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

Greaton Lands - East and West Quarters, Park and Berry 
Roads and Holdsworth Ave, St Leonards South 

 

Planning Proposal 

 
 
Greaton Development 

Level 33, 52 Martin Place 

Sydney  NSW  2000 

Ph: 02 9223 9299  

www.greatondevelopment.com.au 

 

 

 

Prepared by 

MG Planning Pty Ltd 

PO Box 197, Drummoyne  NSW  1470,  Australia 

T: +61 2 9719 3118  E: mail@mgplanning.com.au 

www.mgplanning.com.au 

ABN 48 098 191 443 

 

 

 

29 March 2019 

 

 

 

 

 

All Rights Reserved. No material may be reproduced without prior permission.  While we have tried to ensure the 

accuracy of the information in this publication, the Publisher accepts no responsibility or liability for any errors, 

omissions or resultant consequences including any loss or damage arising from reliance on information in this 

publication. 

 

 

 

Cover image courtesy of Lane Cove Council website: 
http://www.lanecove.nsw.gov.au/CouncilConsultations/Pages/HaveYourSayonStLeonardsSouthResidentialPrecin
ctDraftPlans.aspx 
 

 

 





Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave 
St Leonards Sou h 

vii 

 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

Table of Contents 
 

1. INTRODUCTION 1 
2. BACKGROUND 5 

2.1 Site Location 5 

2.2 Site Characteristics and Surrounds 6 

2.3 Real Property Description and Ownership 12 

2.4 Planning History 13 

2.5 Current Planning Controls 15 

2.6 Planning Proposal Request 17 

2.7 Consistency with Council’s Planning Proposal (Planning Proposal 25) 18 

3. [PART 1] OBJECTIVES AND INTENDED OUTCOMES 21 
4. [PART 2] EXPLANATION OF INTENDED PROVISIONS 23 

4.1 Local Environmental Plan (LEP) Amendments 23 

4.2 Draft Development Control Plan (DCP) 26 

5. [PART 3] JUSTIFICATION 27 

5.1 Section A – Need for the Planning Proposal 27 

5.2 Section B – Relationship to Strategic Planning Framework 29 

5.3 Section C – Environmental, Social and Economic Impact 46 

5.4 Section D – State and Commonwealth interests 59 

6. [PART 4] MAPPING 60 
7. [PART 5] COMMUNITY CONSULTATION 62 
8. [PART 6] PROJECT TIMELINE 64 
9. CONCLUSION 66 

 
  



Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave 
St Leonards Sou h 

viii 

 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

Appendices 

Appendix 1 Design Report and Concept Scheme Plans 

Appendix 2 Voluntary Planning Agreement Letter of Offer  

Appendix 3 Proposed LEP Maps  

Appendix 4 Draft DCP Compliance Table  

Appendix 5 Traffic and Transport Assessment 

Appendix 6 Heritage Impact Statement 

Appendix 7 Landscape Design Report  

Appendix 8 Economic Impact Assessment 

Appendix 9 Evidence of offers to purchase 

Appendix 10 Site surveys 

Appendix 11 East Quarter Shadow Study 

  

 

  



Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave 
St Leonards Sou h 

ix 

 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

Abbreviations 
 

ADG NSW Apartment Design Guide 

AHD Australian Height Datum 

ASS Acid Sulfate Soils 

Concept DA Development Application in accordance with Division 4.4 of EP&A Act 

Concept Scheme Concept Scheme prepared to support the subject Planning Proposal  

CPTED Crime Prevention Through Environmental Design 

DA Development Application 

DCP Development Control Plan 

Department Department of Planning and Environment 

Draft 2036 Plan Draft St Leonards Crows Nest 2036 Plan 

ECSMP Environmental, Construction and Site Management Plan 

EP&A Act Environmental Planning and Assessment Act 1979 

EP&A Regulation Environmental Planning and Assessment Regulation 2000 

GSC Greater Sydney Commission 

Greaton Greaton Developments Pty Ltd 

HIS Heritage Impact Statement 

KTA Koichi Takada Architects 

LEP Local Environmental Plan 

PP Planning Proposal 

Planning Proposal 25 Council initiated Planning Proposal 25 – St Leonards South 

REP Regional Environmental Plan 

RL Relative Level 

RMS Roads and Maritime Services 

SEPP State Environmental Planning Policy 

  

 

  



Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave 
St Leonards Sou h 

x 

 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

This page has been left blank intentionally 



Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave 
St Leonards Sou h 

xi 

 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

Executive Summary  
This Planning Proposal has been prepared on behalf of Greaton Development and relates to land wholly within 
the St Leonards South proposed redevelopment area identified by Lane Cove Council as suitable for high density 
urban development since 2012.  The St Leonards South redevelopment area is the subject of a separate Council 
initiated planning proposal which seeks to rezone the precinct for this purpose. The cover to this document 
illustrates the relationship of the Greaton land to the Council planning proposal lands. The Greaton lands form 
approximately 22% of the overall redevelopment area. 
 
Although consistent with Council’s Planning Proposal this proponent initiated planning proposal seeks to 
progress rezoning of land owned by Greaton separately having regard to a series of delays that have impeded 
Council’s rezoning proposal. The most recent delay relates to the recent release of the St Leonards Crows Draft 
2036 Plan which is l kely to take some time to finalise and which is essentially ‘silent’ on the future of St Leonards 
South merely reflecting Council’s draft planning controls and referring the matter for review. 
 
This planning proposal relates to two sites owned by Greaton within the southern part of the redevelopment area 
herein referred to as the ‘East Quarter’ and ‘West Quarter’ and two residential blocks separately owned but 
immediately adjoining the West Quarter site. 
 
It has been prepared in accordance with Section 3.33 of the Environmental Planning and Assessment Act 1979 
(EP&A Act) and the relevant Department of Planning and Environment guidelines, including A Guide to Preparing 
Local Environmental Plans and A Guide to Preparing Planning Proposals. 
 
The Planning Proposal seeks to amend Lane Cove Local Environmental Plan 2009 to allow for the 
redevelopment of the subject land for high density residential development in accordance with the previously 
exhibited Planning Proposal 25. Notably Planning Proposal 25 has been through ‘Gateway’ and has been 
exhibited therefore it attracts the status of a Draft Plan and is a key consideration under Section 4.15 of the EP&A 
Act.   
 
Specifically, this planning proposal seeks to deliver Council’s vision for St Leonards South by amending Lane 
Cove Local Environmental Plan 2009, as it applies to the Greaton lands, to:   
 
 change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

 alter the maximum permissible heights applying to the subject land from 9.5m to part 2.5m, 15m, 31m, 32m 
and 37m as shown on the proposed maximum height map 

 change the maximum floor space ratio applying to the subject land from 0.5 and 0.6:1 to 2.75:1 as shown on 
the proposed FSR map  

 alter the existing minimum lot size map to remove the subject land from the application of clause 4.1 

 amend clause 4.6 to provide that the maximum height and FSR development standards applying to the 
subject land cannot be varied at the future development application stage 

 include a special provision which requires that any development must be consistent with the St Leonards 
South Masterplan and the St Leonards South Development Control Plan 

 provide for the compulsory acquisition of land for a new east west link road, and 

 include a new plan which requires the delivery of relevant community infrastructure applicable to the subject 
land as previously identified by Council in Planning Proposal 25. 

 
The intention of this Planning Proposal is to add certainty to the outcomes for St Leonards South and bring 
forward the delivery of community benefits envisaged under Council’s Plan. It recognises the value of the 
investigations and master planning work undertaken by Council and builds on this to articulate the quality 
residential community that can be delivered providing detail and design certainty via the preparation and 
submission of accompanying concept development schemes.  To this end Greaton has engaged eminent 
architects, Koichi Takada Architects and landscape architects Aspect Studios to deliver designs of excellence.  
Both firms have strong reputations and are leaders in their fields. 
 
The outcome sought is to provide for the redevelopment of the Greaton lands at a scale and density consistent 
with the site’s opportunities and constraints, in a manner that will be sympathetic to the sites’ surrounding context 
whilst capitalising on its location in relation to public transport and infrastructure, and in a manner consistent with 
Council and Government plans for the area.  
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This Planning Proposal is consistent with the strategic planning context applicable to the area as outlined in the 
Greater Sydney Region Plan: A Metropolis of Three Cities, the North District Plan, the Draft St Leonards Crows 
Nest 2036 Plan (Draft 2036 Plan) and Council’s Draft St Leonards South Planning Proposal (Planning Proposal 
25).  
 
The Greaton land comprises two groupings of contiguous landholdings: the East and West Quarters.  The East 
Quarter has an area of 7,643.3m2 and the West Quarter has a total area of 5,605.8m2.  The West Quarter site 
includes two privately owned residential lots which are proposed to be concurrently rezoned with the Greaton 
lands to ensure the future viability of the sites for redevelopment at a scale and density consistent with the 
adjacent development.  In total the planning proposal lands comprise an area of 13,249.1m2 or 22% of the St 
Leonards South redevelopment area which is estimated to have an area of around 6ha. 
 
A Letter of Offer from the applicant to enter into a Voluntary Planning Agreement towards infrastructure provision 
in terms of local infrastructure as proposed under Council’s St Leonards South Planning Proposal forms part of 
the Planning Proposal. Notably Greaton proposes to construct the new east west link road which Council has 
identified as critical to the future development of the precinct and indeed is required to address existing access 
issues in the area. 
 
Two Concept Development Applications (East and West Quarters) support this Planning Proposal as provide 
additional information and certainty to Council and the community regarding the future development outcome for 
the land. The first Concept DA for the West Quarter is submitted concurrent with this application and a further 
Concept DA for the East Quarter site will be lodged within a month.  It is proposed that the two Concept DAs be 
notified and assessed concurrent with this planning proposal and that determination is made following gazettal of 
the proposed LEP amendments. The Concept DAs are therefore submitted in accordance with the provisions of 
Division 3.5 of the Environmental Planning and Assessment Act 1979.  
 
In summary the Planning Proposal will deliver the following outcomes and public benefits:  
 
 delivery of Council’s long term vision for the redevelopment of the St Leonards South area consistent with 

Council’s draft planning controls providing certainty to the community regarding the future scale and quality of 
development in the area   

 an ‘exemplar’ development comprising approximately 377 high density residential dwellings in an area 
identified by the State government as a priority growth and urban renewal area, within in a strategic local 
centre and within walking distance of three railway stations and a major employment hub (St Leonards Health 
and Education precinct) 

 a significant contribution to the achievement of the North District additional housing target of 25,950 dwellings 
(0-5 years) and 92,000 dwellings (in 20 years) to meet housing demand in the area (including the target of 
1,900 dwellings in the Lane Cove area by 2021) 

 a development that integrates land use and transport by aligning housing development with the NSW 
Government’s investment in infrastructure (new Sydney Metro) 

 increased housing supply and choice which responds to the needs of the local community and provides 
opportunities for existing residents to age within the local area 

 a high quality urban and architectural design that responds to the intended future scale of the precinct and the 
area’s distinct character and topography 

 a walkable and active community with good access to open space and high quality pedestrian links  

 the orderly and economic use and development of land through the creation of a well-connected and 
sustainable community on underutilised land in close proximity to a new Metro station 

 a high quality and attractive public domain together with new through site links and a new east west link road  

 a development that relates to neighbouring land uses and that minimises environmental risks and potential 
impacts on adjoining land uses  

 a development that provides for, and supports the delivery of key public regional and local infrastructure 
within the precinct, and 

 a development that satisfies State government objectives as outlined in A Metropolis of Three Cities, North 
District Plan and the Draft St Leonards Crows Nest 2036 Plan as well as relevant State Environmental 
Planning Policies (SEPPs) and Section 9.1 Directions. 
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In summary, there is a sound planning basis to support the proposed amendments to the Lane Cove Local 
Environmental Plan 2009 as proposed by this Planning Proposal. Given the strategic and site-specific planning 
merit and justification demonstrated herein, it is requested that Council proceed to forward this planning proposal 
to the Minister or his delegate for a Gateway determination under section 3.34 of the EP&A Act to enable the 
proposal to be exhibited for public, community and stakeholder input. 
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 change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

 alter the maximum permissible heights applying to the subject land from 9.5m to  part 2.5m, 15m, 31m, 32m 
and 37m as shown on the proposed maximum height map 

 change the maximum floor space ratio applying to the subject land from 0.5 and 0.6:1 to 2.75:1 as shown on 
the proposed FSR map  

 alter the existing minimum lot size map to remove the subject land from the application of clause 4.1 

 amend clause 4.6 to provide that the maximum height and FSR development standards applying to the 
subject land cannot be varied at the future development application stage 

 include a special provision which requires that any development must be consistent with the St Leonards 
South Masterplan and the St Leonards South Development Control Plan 

 provide for the compulsory acquisition of land for a new east west link road, and 

 include a new plan which requires the delivery of relevant community infrastructure applicable to the subject 
land as previously identified by Council in Planning Proposal 25. 

 
The Planning Proposal is supported by the following studies: 

 Design Report and Concept Scheme Plans prepared by Koichi Takada Architects (Appendix 1) 

 Voluntary Planning Agreement Letter of Offer prepared by MG Planning (Appendix 2) 

 Proposed LEP Maps (Appendix 3) 

 Draft DCP Compliance Table prepared by MG Planning (Appendix 4) 

 Traffic and Transport Report prepared by STC Consulting (Appendix 5) 

 Heritage Assessment prepared by Urbis (Appendix 6) 

 Landscape Design Report prepared by Aspect Studios (Appendix 7) 

 Economic Impact Assessment prepared by AEC Consulting (Appendix 8) 

 Evidence of offers to purchase (Appendix 9), and 

 Survey plans (Appendix 10). 

Future planning for the St Leonards South redevelopment area has been underway since commencement of the 
preparation by Council of the St Leonards South Masterplan in 2012.  At that time Council recognised the 
demand for high density residential land within the LGA and the suitability of the St Leonards South area for 
transit oriented high density residential / mixed use development given its proximity to the St Leonards Railway 
Station and employment area.  Since preparation of the Masterplan, Council has been consistently working 
through the process to rezone St Leonards South for high density residential development.  A summary of the 
planning history of the area is provided in section 2.4 below. In essence, detailed planning work has been 
undertaken and draft planning controls have been prepared and exhibited.  At the same time developers have 
purchased sites within the St Leonards South redevelopment area, as identified by Council, and have 
amalgamated a series of development sites in preparation for imminent rezoning.  Following Gateway approval, 
Draft LEP amendments and a Draft DCP for the area were exhibited for public comment and consultation with 
landowners has occurred.  However, the progress of planning for the area has recently stalled following 
declaration of the St Leonards Crows Nest area as a ‘planned precinct’ (incorporating the area of St Leonards 
South) and the subsequent preparation and exhibition of the Draft St Leonards and Crows Nest 2036 Plan (Draft 
2036 Plan).  
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Figure 5: Planning Proposal lands East and West Quarters (Source: KTA, February 2019) (Note: land shown orange in private ownership) 

East Quarter site 

The East Quarter site comprises existing properties known as 24 to 34 Berry Road, 23 to 31 Holdsworth Avenue 
and 42 to 46 River Road, St Leonards.  The site is located 290m to the south of the Pacific Highway, 480m from 
the St Leonards Railway Station, approximately 600m to the west of the future Crows Nest Metro Station and is 
immediately adjacent to River Road to the south.   

West Quarter site 

The West Quarter site is made up of properties known as 26 to 36 Park Road and 27 to 39 Berry Road, St 
Leonards in addition to the Council laneway.  The site is located 190m to the south of the Pacific Highway, 430m 
to the south west of the St Leonards Railway Station, approximately 660m to the west of the future Crows Nest 
Metro Station and 170m north of River Road.   

Berry Lane which runs north-south in the centre of the block and which provides vehicular access to the rear of 
properties fronting Berry and Park Roads is included in the West Quarter.  

2.2 Site Characteristics and Surrounds 

East Quarter site 

The East Quarter site has a total site area of 7,643.3m2 and currently accommodates twelve (12) single and two 
(2) two storey detached dwellings primarily of brick and tile construction.  The site also accommodates one 
weatherboard dwelling and two dwellings fronting River Road comprised of sandstone, brick and tile. 

A number of trees are located on site primarily along the street frontages and in the rear yards of existing 
dwellings. The site is bounded to the north by two detached dwellings (22 Berry Road and 21 Holdsworth 

West 
Quarter 

East 
Quarter 
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Avenue) and to the south by the River Road roadway and footpath.  To the west the site is bounded by Berry 
Road and to the east by Holdsworth Avenue with each street frontage accommodating a footpath.  In the south 
east the site is bounded by a pedestrian footpath that extends from the termination of Holdsworth Avenue 
through to River Road via a stair and ramp arrangement.  

The site falls steeply from the north west to the south east with an approximate maximum fall of 22.75m.   

Existing services are located in the road reserve of Berry Road, Holdsworth Avenue and River Road and an 
existing sewer service traverses the site in the rear yards of properties fronting Berry Road centrally within the 
site. 

The East Quarter site and its surrounds are shown in Photos 1 – 6 below: 

 
Photo 1: Berry Road looking south east (Source: Google Street View) 

 
Photo 2: Berry Road looking south to River Road (Source: Google Street View) 
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Photo 3: River Road frontage looking east (Source: Google Street View) 

Photo 4: Existing pedestrian link from River Road to Holdsworth Ave (Source: Google Street View) 
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Photo 5: Holdsworth Ave looking north (Source: Google Street View) 

 
Photo 6: Holdsworth Ave looking south (Source: Google Street View) 

West Quarter site 

The West Quarter site has a total site area of 5,605.8m2 (4,362.4m2 of developable land excluding Berry Lane 
and the proposed new east west link road) and includes two adjoining privately owned residential lots at 26 and 
28 Park Road.  It currently accommodates ten (10) single and five (5) two storey detached dwellings of brick and 
tile construction.  The site is bisected at the rear of properties by Berry Lane which is a formed laneway owned by 
Council which provides vehicular access to the rear of the properties along fronting Park and Berry Roads. 

The site accommodates a number of trees primarily along the street frontages and in the rear yards of existing 
dwellings. It has an irregular northern boundary and is bounded to the north by two detached dwellings (24 Park 
Road (west) and 25 Berry Road (east)).  To the west the site has frontage to Park Road and to the east frontage 
to Berry Road with each street frontage accommodating a footpath. 

The site falls to the south with an approximate maximum fall of 8.8m.   
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Existing services are located in the road reserve of both Park and Berry Roads and an existing sewer service 
traverses the site in the centre of Berry Lane. A further sewer line traverses the site centrally within the rear yards 
of the properties at 26, 28, 30, 32, 34 and 36 Park Road.  This line also connects to 38 Park Road to the south. 

The West Quarter site and its surrounds are shown in Photos 7 - 11 below: 

 
Photo 7: Park Road looking south (Source: Google Street View) 

 
Photo 8: Park Road looking north (Source: Google Street View) 
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Photo 9: Berry Lane looking south (Source: Google Street View) 

 
Photo 10: Berry Road looking north (Source: Google Street View) 
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The masterplan recommended that the future development of the precinct be based on the principles of 
Sustainable Urbanism, Transit-Oriented Development and the stated St Leonards South Precinct Planning 
Principles and Standards. 
 
The draft masterplan was considered by Council at its meeting of 13 July 2015 and Council resolved to adopt the 
Masterplan with the addition of the area up to Park Road east side. Council also agreed to proceed with the 
proposal and to translate recommendations into: 
 
 a draft Local Environment Plan (LEP) containing various legal mechanisms (zones, building heights, FSR, 

etc.) 

 a draft Development Control Plan (setbacks, open space, transitions, parking, etc.) 

 a draft Development Contributions Plan (which will include a suitable provision for Key Worker Housing), and 

 a draft Landscape Masterplan (to be incorporated into the DCP). 

Following the 2015 resolution Council progressed the rezoning of the St Leonards South area culminating in the 
issue of a Gateway determination by the Department of Planning and Environment on 2 September 2016.  The 
determination related to Council’s request to amend the zoning, floor space ratio, lot size and height of buildings 
controls under Lane Cove LEP 2009 for the St Leonards South Precinct in accordance with the Masterplan. 

In October 2017 Council resolved to exhibit the Draft Local Environmental Plan amendment for St Leonards 
South in conjunction with a proposed Draft Development Control Plan, Draft Landscape Masterplan (prepared by 
Occulus, 2017) and a Draft Section 94 Plan for a period of 8 weeks from Monday 30 October 2017. The 
exhibition ended on 5 January 2018. 

In March 2018 Council further considered the St Leonards South Planning Proposal in conjunction with a Mayoral 
Minute which detailed discussions between the Mayor and the local Member for Lane Cove, Anthony Roberts MP 
regarding the Planning Proposal.  The minute noted that a key issue for Council in relation to the Planning 
Proposal was that the State Government was concurrently working on the St Leonards / Crows Nest Station 
Planned Precinct and that this precinct encompassed the St Leonards South area. The Mayor recommended that 
the planning proposal be placed on hold until after the public release and consideration of the St Leonards / 
Crows Nest Planned Precinct Draft Land Use Infrastructure and Implementation Plan (LUIIP). The Mayor also 
noted the need for assurances from the State Government, that should the Planning Proposal proceed, Council 
will have satisfied its housing supply targets to 2026.  At the March 2018 meeting Council resolved, among other 
matters, to seek an extension of time to complete the St Leonards South Planning Proposal to allow for the public 
release and consideration of the Department of Planning and Environment’s St Leonards / Crows Nest Planned 
Precinct Draft Land Use Infrastructure and Implementation Plan. 
 
In light of Council’s resolution, an amended Gateway determination was issued by the Department on 23 April 
2018 which provided for an extension to the completion date for the Planning Proposal (Planning Proposal 25) to 
2 June 2019. 

The St Leonards / Crows Nest Planned Precinct Draft Land Use Infrastructure and Implementation Plan, now 
known at the Draft St Leonards Crows Nest 2036 Plan (Draft 2036 Plan), was released by the Department for 
public comment in October 2018 with the closing date for submissions being 8 February 2019. Whilst Council’s 
reason for deferring further consideration of its planning proposal for St Leonards South was to enable it to 
consider the implications of the Draft 2036 Plan, the plan was released essentially with no change to Council’s 
Planning Proposal.  Rather the Draft 2036 Plan incorporates the proposed zonings, heights, FSR’s etc. specified 
in Council’s Planning Proposal noting, in respect of St Leonards South, that: 

 feedback in response to the Local Character Statement consultation undertaken by the Department in 
March 2018 included a range of differing and sometimes opposing views on the proposal.  There were 
different views about the extent of the boundary of the proposal as well as how dense the proposal should 
be.  However the community agreed that high quality design is important to future development (Draft 
2036 Plan, Oct. 2018). 

The Draft 2036 Plan ultimately recommends referral of the Council Planning Proposal for St Leonards South to 
an independent panel for review to ensure consistency with conditions of the Gateway determination and the 
draft plan.  It identifies Design Principles relating to the St Leonards South site which it notes should be 
considered by the independent panel.  The Design Principles articulated comprise: 
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3.  [PART 1] OBJECTIVES AND INTENDED OUTCOMES 
This Planning Proposal seeks to amend the planning controls applying to the subject development sites, East 
and West Quarters, under Lane Cove LEP 2009 to: 
 
 change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

 alter the maximum permissible heights applying to the subject land from 9.5m to  part 2.5m, 15m, 31m, 32m 
and 37m as shown on the proposed maximum height map 

 change the maximum floor space ratio applying to the subject land from 0.5 and 0.6:1 to 2.75:1 as shown on 
the proposed FSR map  

 alter the existing minimum lot size map to remove the subject land from the application of clause 4.1 

 amend clause 4.6 to provide that the maximum height and FSR development standards applying to the 
subject land cannot be varied at the future development application stage 

 include a special provision which requires that any development must be consistent with the St Leonards 
South Masterplan and the St Leonards South Development Control Plan 

 provide for the compulsory acquisition of land for a new east west link road, and 

 include a new plan which requires the delivery of relevant community infrastructure applicable to the subject 
land as previously identified by Council in Planning Proposal 25. 

The objectives and intended outcomes of the Planning Proposal, which are entirely consistent with and indeed 
replicate Council’s objectives and outcomes for the St Leonards South Area as articulated in its Planning 
Proposal 25, are: 

Objective 1 - Density:  

To increase the residential density of the subject development sites from R2 Low Density Residential to R4 High 
Density Residential to provide additional housing choice and to contribute to housing demand in a highly 
accessible area.  The outcome will be the delivery of a transit oriented development comprising approximately 
377 apartments within walking distance of St Leonards Railway Station and the new Metro Station at Crows Nest 
(currently under construction). 
 
Objective 2 - Heights:  

To increase the building height limits applying to the subject development sites from 9.5 metres to the various 
building heights shown on the proposed height map (Appendix 3). The outcome is to:  

 Provide a transitional range of residential heights capable of reflecting higher densities generally closer to the 
St Leonards rail station and reducing towards River Road 

 Prevent development in areas identified for public parks, communal open space, walkways and roads, and 

 Encourage provision of land for community benefits in return for extra height, as explained in Council’s 
Planning Proposal 25.  

Objective 3 - FSR:  

To amend the maximum permissible floor space ratio (FSR) applying to the subject development sites from 0.5 or 
0.6:1 to 2.75:1. The outcome of this amended FSR is to:  

 Provide for a range of residential densities capable of reflecting higher densities generally closer to the St 
Leonards railway station and reducing towards River Road, and 

 Encourage provision of land for community benefits in return for extra FSR, as explained in Council’s 
Planning Proposal 25.  

Objective 4 - Open Space:  

To support the provision of public open space throughout the St Leonards South precinct commensurate with the 
planned intensity of development in St Leonards South. The outcome of this in respect of the subject sites is to:  

 Support the provision of a new large park between Berry and Park Roads for the use of new and existing 
residents; this would be achieved by land acquisition and be located opposite heritage properties as part of 
their curtilage 

 Recognise the planned provision of pocket parks of varying sizes 
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 Reflect the planning provision of two small parks resulting from road closures at the southern ends of Berry 
Road and Holdsworth Avenue, and  

 Provide for north-south ‘green spines’ in the form of unfenced community open space between the rears of 
apartment buildings.  

Objective 5 - Community facilities:  

To support the provision of community facilities throughout the St Leonards South precinct commensurate with 
the planned intensity of development in the area.  The outcome of this is to:  

 Recognise the planning provision of community facilities appropriate to neighbourhood centres, and  

 Support the provision of child care facilities, including associated fenced outdoor play areas.  

Objective 6 - Landscaping:  

To ensure a standard of landscape design within both the public and private domain that is of a uniformly high 
standard. The outcome is to provide:  

 A precinct-wide St Leonards South Landscape Master Plan, and  

 Adherence to that Plan through an LEP reference to the DCP controls.  

Objective 7 - Circulation: 

To support ease of pedestrian /cycle circulation throughout the precinct. The outcome is:  

 Several east-west public paths, approximately half way down the long north-south blocks, linking Berry Road, 
Holdsworth Avenue and Canberra Avenue 

 Creating a “pedestrian boulevard” between Newlands Park and a new park on Park and Berry Roads, as in 
Objective 4 

 Shared pathways and pedestrian refuges throughout the precinct, and 

 Recommendations for new pedestrian crossings / underpaths of Pacific Highway and River Road.  

Objective 8 - Traffic: 

To support the provision of efficient traffic routes in St Leonards South. The outcome is:  

 The provision of a new minor road, via a Voluntary Planning Agreement, between Berry Road and Park Road 
which will provide access from the Precinct to the lights at the Pacific Highway / Berry Road intersection. 

 

Further, and specifically in relation to the subject lands, additional objectives of the Planning Proposal include: 

Objective 9 - Transit Oriented Development: 

Deliver an exemplar high density transit oriented residential development that will set the benchmark for the 
future design quality and amenity of the St Leonards South Precinct.  
 
Objective 10 - Investment and Housing Supply: 

Make best use of government investment in infrastructure whilst contributing to housing supply within a highly 
sought after area. 
 
Objective 11 – Integration: 

Provide for the future development of land at 26 and 28 Park Road, St Leonards in a manner consistent with the 
proposal for the adjacent land owned by Greaton.  
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4. [PART 2] EXPLANATION OF INTENDED PROVISIONS  

4.1 Local Environmental Plan (LEP) Amendments  

To achieve the intended outcomes, this Planning Proposal seeks to amend planning controls in Lane Cove LEP 
2009 as follows: 
 
(Note: text to be inserted shown red): 
 
Provisions: 

 Amend clause 4.6 as follows: 

4.6 Exceptions to development standards 

(8) This clause does not allow development consent to be granted for development that would 
contravene any of the following: 

(a) a development standard for complying development, 

(b) a development standard that arises, under the regulations under the Act, in connection with a 
commitment set out in a BASIX certificate for a building to which State Environmental Planning 
Policy (Building Sustainability Index: BASIX) 2004 applies or for the land on which such a 
building is situated, 

(c) clause 5.4, 

(ca)  clause 4.1A. 

(d) a development standard that relates to the maximum height or floor space ratio of a building on 
land known as St Leonards South Sites F and G (as referred to in clause 6.9). 

 Amend clause 5.1 as follows: 

5.1 Land acquisition within certain zones 

(1) The objective of this clause is to identify, for the purposes of section 27 of the Act, the authority of 
the State that will be the relevant authority to acquire land reserved for certain public purposes if the 
land is required to be acquired under Division 3 of Part 2 of the Land Acquisition (Just Terms 
Compensation) Act 1991 (the owner-initiated acquisition provisions). 

(2) The authority of the State that will be the relevant authority to acquire land, if the land is required to 
be acquired under the owner-initiated acquisition provisions, is the authority of the State specified 
below in relation to the land shown on the Land Reservation Acquisition Map (or, if an authority of 
the State is not specified in relation to land required to be so acquired, the authority designated or 
determined under those provisions). 

Type of land shown on Map Authority of the State 

Zone R4 High Density Residential and 
marked “Local Road” 

Council 

Zone RE1 Public Recreation and marked 
“Local open space” 

Council 

Zone RE1 Public Recreation and marked 
“Regional open space” 

The corporation constituted under section 8 
of the Act 

Zone SP2 Infrastructure and marked 
“Classified road” 

Roads and Maritime Services 

Zone E1 National Parks and Nature 
Reserves and marked “National Park” 

Minister administering the National Parks 
and Wildlife Act 1974 

Zone E2 Environmental Conservation and 
marked “Local open space” 

Council 

Zone E2 Environmental Conservation and The corporation constituted under section 8 
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marked “Regional open space” of the Act 
 

(3) Development on land acquired by an authority of the State under the owner-initiated acquisition 
provisions may, before it is used for the purpose for which it is reserved, be carried out, with 
development consent, for any purpose. 

 

 Insert new clauses in Part 6 Additional Local Provisions 

6.9 Development on certain land in St Leonards South 

(1) This clause applies to the following land at St Leonards South: 

(a) 24-34 Berry Road, 23-31 Holdsworth Avenue and 42 – 46 River Road being: 

Lot 28, Section 2, DP 7259 (24 Berry Rd) 

Lot 27, Section 2, DP 7259 (26 Berry Rd) 

Lot 26, Section 2, DP 7259 (28 Berry Rd) 

Lot 25, Section 2, DP 7259 (30 Berry Rd) 

Lot 24, Section 2, DP 7259 (32 Berry Rd) 

Lot 1, DP 1037926 (34 Berry Rd) 

Lot 16, Section 2, DP 7259 (23 Holdsworth Ave) 

Lot 17, Section 2, DP 7259 (25 Holdsworth Ave) 

Lot 18, Section 2, DP 7259 (27 Holdsworth Ave) 

Lot 19, Section 2, DP 7259 (29 Holdsworth Ave) 

Lot 20, Section 2, DP 7259 (31 Holdsworth Ave) 

Lot 21, Section 2, DP 7259 (42 River Rd) 

Lot 22, Section 2, DP 7259 (44 River Rd) 

Lot 2, DP 1037926 (46 River Rd) 

referred to herein as Site F. 

(b) 26-34 Park Road and 27-37 Berry Road being: 

Lot 44, Section 3, DP 3044 (26 Park Rd) 

Lot 43, Section 3, DP 3044 (28 Park Rd) 

Lot 5, DP 305449 (30 Park Rd) 

Lot 4, DP 305449 (32 Park Rd) 

Lot 3, DP 305449 (34 Park Rd) 

Lot 2, DP 305449 (36 Park Rd) 

Lot 19, DP 82696 (27 Berry Rd) 

Lot 1, DP 533847 (29 Berry Rd) 

Lot 2, DP 533847 (31 Berry Rd) 

Lot 21, Section 3, DP 3044 (33 Berry Rd) 

Lot 22, Section 3, DP 111237 (35 Berry Rd) 

Lot 23, DP 79978 (37 Berry Rd) 

Lot 24, Section 3, DP 3044 (39 Berry Rd) 

referred to herein as Site G. 

(2) Development consent must not be granted to a building on land referred to herein as Site F or G 
unless the consent authority is satisfied that the proposed development is generally consistent with 
the St Leonards South Masterplan and the St Leonards South Development Control Plan. 

(3) Development consent must not be granted to a building on land referred to herein unless the consent 
authority is satisfied that the proposed development incorporates: 

(a)  for Site F - a high amenity, public through site link guaranteed in perpetuity with a minimum 
width of 6m between Berry Road and Holdsworth Avenue 

as shown on the Community Infrastructure Map. 



Planning Proposal 
East and West Quarters, Park and Berry Roads and Holdsworth Ave,  
St Leonards Sou h 

 25 

 

17-25(1) Rev. 02 - February 2019 
Greaton Development 

6.10 Arrangements for contributions to designated State public infrastructure on certain land in St 
Leonards South 

(1) The objective of this clause is to require assistance towards the provision of designated State public 
infrastructure to satisfy needs arising from intensive development for residential accommodation on 
land in St Leonards South identified as “Site F” and / or “Site G” as defined under clause 6.9 of this 
plan. 

(2) This clause applies to development for the purposes of residential accommodation (including by way 
of subdivision) on Sites F and / or G. 

(3) Development consent must not be granted for development to which this clause applies unless the 
Secretary has certified in writing to the consent authority that satisfactory arrangements have been 
made to contribute to the provision of designated State public infrastructure in relation to that 
development or that such a contribution is not required. 

(4) This clause does not apply to the granting of consent to a development application if: 

(a) the development will not result in an increase in the residential accommodation provided on the 
land to which this clause applies, or 

(b) the whole or any part of the land on which the development is to be carried out is in a special 
contributions area (as defined by section 93C of the Act), or 

(c) the application is a staged development application. 

(5) In this clause, designated State public infrastructure means public facilities or services that are 
provided or financed by the State (or, if provided or financed by the private sector, to the extent of a 
financial or an in-kind contribution by the State) of any of the following kinds: 

(a) bus lanes, 

(b) State and regional roads, 

(c) integrated public domain works (that is, town squares, urban plazas, footpaths or paving) above 
any transport interchanges. 

Mapping: 

The amended LEP maps are provided at Appendix 3 and outlined below: 
 
 Land Zoning map – LZN_004 

- Amend the LEP 2009 Land Zoning Map as it applies to the subject land from R2 Low Density 
Residential to R4 High Density Residential  

 Height of Buildings map – HOB_004 

- Amend the LEP 2009 Height of Buildings Map as it applies to the subject land from 9.5m to 2.5m, 15m, 
31m, 32m and 37m as shown on the proposed maximum height map 

 FSR map – FSR_004 

- Amend the LEP 2009 FSR Map as it applies to the subject land from 0.5 and 0.6:1 to 2.75:1 as shown 
on the proposed FSR map, and 

 Lot Size map – LSZ_004 

- Remove the existing 550m2 minimum lot size as it applies to the subject land and replace with no 
minimum lot size.  

 New Community Infrastructure map 

- Incorporate a 6m wide through site link between Berry Road and Holdsworth Avenue 

 New Land Reservation Acquisition map 

- Incorporate a new east west road link between Park Road and Berry Road shown “Local Road”. 
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4.2 Draft Development Control Plan (DCP)  

This Planning Proposal adopts Council’s Draft Development Control Plan for St Leonards South (Final Exhibition 
Draft 10/10/2017) in its entirety.  It is proposed that, following rezoning, development of the subject land would be 
undertaken generally in accordance with the Draft DCP which sets in place Urban Design Guidelines to facilitate 
Council’s vision for St Leonards South to guide future development in the St Leonards South Transit-Oriented 
Development Precinct.  The Draft DCP provisions are intended to supplement the provisions of the Lane Cove 
LEP 2009 (as amended) as they apply to the subject land. 
 
The Design Study and Concept Scheme prepared by Koichi Takada Architects (Appendix 1) includes building 
envelopes for the Greaton lands (and private landholdings) generally consistent with the guidelines set out in 
Draft DCP. The envelopes vary from those proposed in Council’s Draft DCP in the following minor respects as 
identified in the DCP Compliance Table at Appendix 4.  The Compliance Table includes an outline of the design 
rationale and justification for the proposed amendments: 
 
 Change to site amalgamation pattern 

 Change to access arrangement for West Quarter site with new single access from new east west link road 

 Change to number of storeys (as specified number of storeys inconsistent with LEP maximum height in 
metres) for East Quarter site only 

 Change to deep soil minimum percentage for East Quarter site only and requirement relating to intrusion of 
basement beneath green spines (minimum 1.5m soil depth provided) 

 Variation to setbacks at upper levels of proposed building envelopes, and 

 Variation to maximum length of building for East Quarter only (articulation provided). 

 
These variations from the Draft DCP controls are required having regard to detailed design and modelling that 
has occurred on a site specific basis following preparation of the Precinct wide masterplan on which the controls 
are based.  Concept development applications have also been prepared (or are under preparation for the East 
Quarter site) to demonstrate that the alternate envelope proposal will deliver a superior result to those 
incorporated into the Draft DCP. 
 
The amendments to the Draft DCP can be made post any Gateway determination.  The Applicant would be 
happy to assist Council in this regard.  
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5. [PART 3] JUSTIFICATION 

5.1 Section A – Need for the Planning Proposal  

Q1. Is the planning proposal a result of any strategic study or report? 

As outlined above, the subject Planning Proposal is in direct response to Council’s Planning Proposal 25 for the 
St Leonards South redevelopment area which has been under preparation since 2012 and that was publicly 
exhibited at the end of 2017 – early 2018.  Planning Proposal 25 was underpinned by the St Leonards South 
Masterplan (Annand Associates Urban Design, Dec 2014) as outlined above.  The Planning Proposal is also 
consistent with the State Government’s St Leonards and Crows Nest Draft 2036 Plan (and supporting 
documents) and the Greater Sydney Commission’s North District Plan.   
 
The consistency of the Proposal with relevant strategic studies is outlined below:  
 
St Leonards South Masterplan 
The objective of the St Leonards South Masterplan was to recommend a development strategy for the Precinct 
which was identified as being within immediate proximity of St Leonards Station and suitable for increased 
residential density.  It makes recommendations regarding both the potential of the area for future growth and to 
enhance the amenity of existing residential areas in the short to long term.  This includes through improvements 
to open space opportunities, housing choice, public domain, pedestrian and cycle linkages, traffic controls and 
other provisions. 
 
The Plan notes that at the time of writing (2014) St Leonards was the sixth largest employment concentration in 
Sydney.  Its importance was reinforced by its location in Sydney’s “global arc” – the corridor of globally significant 
economic activity stretching from Sydney Airport to Macquarie Park – and the presence of the Royal North Shore 
Hospital and TAFE.  The Plan notes that the then “Metropolitan Strategy for Sydney 2036” nominates St 
Leonards as one of the centres nominated for growth.  This is supported by the more recent Greater Sydney 
Commission’s Greater Sydney Region Plan “A Metropolis of Three Cities” which identifies St Leonards as a 
strategic centre and a health and education precinct. 
 
The Masterplan concludes that “it is undeniable that the St Leonards South Precinct will over time be required to 
support increased density particularly in close proximity to the railway station”. To this end it investigates a 
number of development scenarios having regard to site opportunities and constraints and considering 
commercial viability.  It establishes a vision for St Leonards South recommending that the precinct develop to 
accord with it as follows: 
 

St Leonards will continue to develop as one of the major employment centres for knowledge-based 
industries within the Sydney metropolitan region, by capitalising on its location within Sydney’s "global 
arc" and building on opportunities arising from its excellent accessibility and co-location with regional 
scaled health and educational facilities. 
 
New and diverse housing opportunities will emerge in St Leonards South and be supported by 
convenience shopping, cafes, bars, entertainment venues and community facilities in a high quality 
environment served by excellent public transport and high levels of walking and cycling accessibility, 
thus creating a desirable place for cosmopolitan urban living. 
 
New development and public domain improvements will create a more consistent and high quality 
image, leading to an identifiable ‘sense of place’. 
 
The envisaged increase in employment and housing is consistent with the Metropolitan Strategy and the 
Inner North Sub-Regional Strategy. 
 
The envisaged increase in the number of people working and living in St Leonards will generate 
increased patronage for local shops, businesses and public transport. 
 
This will result in an increase in small scale specialty shops serving local needs and convenience shops 
such as a larger supermarket. 
 
A balance of residential and employment uses will facilitate an efficient public transport system by 
generating trips in both directions at peak times. 
 
Improvements in the amenity and identity of the centre are critical to its attraction as a place to live and 
work. However, the underlying fundamentals of excellent public transport accessibility and a diverse 
business district are already present. 
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The realisation of this vision would ensure a place that is sustainable in the long-term: 
 
• Environmentally, through its focus on public transport, walking and cycling, and its contribution to the 

minimisation of urban sprawl 
• Socially, by contributing to the accessibility of jobs and amenities, and the creation of a vibrant public 

domain 
• Economically, through its support for globally-oriented business and creation of residences within 

easy access of employment opportunities. 
 
The Masterplan states that the Precinct should develop in accordance with the principles of urbanism and 
sustainable transit oriented development and according to a high density concentrated development strategy.   
 
Following on from the Masterplan, Council prepared a more detailed landscape master plan to identify 
appropriate built form outcomes, development guidelines and draft planning controls to implement the master 
plan recommendations including maximum heights, FSRs, site amalgamations etc.  These documents provide for 
the rezoning of the land the subject of this Planning Proposal to R4 High Density Residential and with a 
maximum FSR of 2.75:1 and varying maximum heights as outlined above.  The subject Planning Proposal is 
entirely consistent with these recommendations proposing the same zoning, FSRs and heights with only a minor 
variation in height of 1m (that is, recommended height of 31m on East Quarter site to be amended to 32m) due 
primarily to site slope and access requirements. 
 
The subject Planning Proposal is therefore the direct result of Council’s strategic planning process which led up 
to Council’s Planning Proposal 25.  
 
Q2. Is the planning proposal the best means of achieving the objectives or intended outcomes, or is 
there a better way? 

Yes. As noted above Council has prepared a Planning Proposal (Planning Proposal 25) which proposes to 
rezone the subject land and the larger St Leonards South redevelopment area for high density residential 
development.  However this process has been in train since 2012 and has been subject to a series of delays 
which have prevented the development of the precinct in a timely manner.  Most recently the Department of 
Planning and Environment has undertaken planning for the St Leonards Crows Nest planned precinct, 
precipitated by the introduction of the North West Metro Crows Nest Station within the Precinct.  The recently 
exhibited Draft St Leonards Crows Nest 2036 Plan therefore covers a much larger area than that covered by St 
Leonards South and focusses necessarily on planning around the Station and along major infrastructure corridors 
/ facilities (refer Figure 11 below). 
 
The Draft 2036 Plan proposed a myriad of changes to planning, particularly in and around the new Metro station 
precinct within Crows Nest.  These changes have given rise to a number of issues and concerns in the local 
community and it is understood these may take some time to resolve.  However implementation of the Plan 
should not hold up rezoning of the St Leonards South Precinct which is much further progressed in terms of 
planning than the remainder of the area to which the Draft 2036 Plan applies. Lane Cove Council has indicated a 
desire for the St Leonards South Precinct rezoning not to proceed until such time as the 2036 Plan is finalised.  
This is considered unwarranted and will result in unnecessary delays and holding costs for not only Greaton but 
all landowners who have purchased land and amalgamated sites on the basis of Council’s exhibited planning 
controls.  All relevant strategic planning documents agree that rezoning of the St Leonards South area for high 
density residential development is appropriate (refer section 5.2 below).  Further the Draft 2036 Plan itself does 
not have any implications for St Leonards South with the document merely adopting the Council Planning 
Proposal provisions for the area. It does however clearly state that “Councils can still consider and progress 
planning proposals for individual sites and the St Leonards South area while this plan is being finalised.”  
 
Under the circumstances, and given the recurring delays that have occurred with the Council initiated Planning 
Proposal for the wider St Leonards South redevelopment area, it is considered that a site specific planning 
proposal is warranted to rezone the subject land.  The subject Planning Proposal will provide for the development 
of two large sites under a single ownership consistent with the established planning vision for the area and in 
accordance with the principles of urbanism and sustainable transit-oriented development.  It will deliver 
approximately 377 new dwellings consistent with State and local planning objectives for the area and will 
establish a high quality precedent for the future development of the St Leonards South Precinct.  It is therefore 
considered that a site specific Planning Proposal is warranted. 
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Figure 11: St Leonards Crows Nest Planned Precinct (DPE, https://www.planning.nsw.gov.au) 

 
The proposed amendments to Lane Cove LEP 2009 are consistent with the approach taken in Council’s Planning 
Proposal 25.  Although the subject proposal seeks rezoning of the land prior to the resolution of Planning 
Proposal 25 it is considered appropriate to adopt Council’s approach to the future planning controls to minimise 
the need for future changes following finalisation of Council’s PP in the future.  The most appropriate way of 
achieving the objectives for the site is to progress a site specific amendment to the applicable planning controls 
by way of a Planning Proposal. This will provide an opportunity to deliver significant public benefits and will allow 
the community and surrounding landowners an opportunity to comment on the proposal providing greater 
certainty for all affected stakeholders. 

5.2 Section B – Relationship to Strategic Planning Framework  

Q3. Is the planning proposal consistent with the objectives and actions of the applicable regional or sub-
regional strategy (including the Sydney Metropolitan Strategy and the exhibited draft strategies)? 

The Department (refer Planning Circular PS 18-012, 14 December 2018) has identified the following assessment 
criteria to justify and determine if a Planning Proposal has strategic planning merit. 
 
a) Does the proposal have strategic merit? Is it: 
 
Consistent with the relevant regional plan outside of the Greater Sydney Region, the relevant district plan within 
the Greater Sydney Region, or corridor/precinct plans applying to the site, including any draft regional, district or 
corridor/precinct plans released for public comment; or 
 
Consistent with a relevant local strategy that has been endorsed by the Department; or 
 
Responding to a change in circumstances, such as the investment in new infrastructure or changing 
demographic trends that have not been recognised by existing planning controls. 
 
Table 5 outlines the strategic merits of the planning proposal in response to the above criteria. Where specific 
strategies are referenced, these are discussed in greater detail below: 
 
  

St Leonards South 
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North District Plan (March 2018) 

The North District Plan was also released in March 2018 and sets out a 20-year vision for the North District, 
which includes the Ryde, Hornsby, Hunters Hill, Ku-ring-gai, Lane Cove, Mosman, North Sydney, Northern 
Beaches and Willoughby local government areas. 
 
The North District Plan sets out priorities and actions for the growth and development of the North District.  The 
Plan provides the district level framework to implement the directions, objectives, strategies and actions outlined 
in the Greater Sydney Region Plan.   
 
The North District is identified as forming a large part of the Eastern Harbour City, noting that its economy leans 
to the Harbour CBD, which is the North District’s metropolitan centre. The Harbour CBD includes North Sydney 
and contains half a million jobs, making it the largest office market in the region. The District’s strategic centres of 
Macquarie Park, Chatswood and St Leonards are part of the State’s greatest economic asset – the Eastern 
Economic Corridor – which contributed two-thirds of NSW’s economic growth in the 2015–16 financial year. Road 
and rail investments such as the Sydney Metro Northwest, Sydney Metro City & Southwest and Western Harbour 
Tunnel and Beaches Link are also identified as keys to providing faster access to the Harbour CBD to bolster 
business and jobs growth. 
 
Consistent with the Greater Sydney Region Plan, the North District Plan identifies the St Leonards Crows Nest 
area as a transit oriented development and planned precinct with St Leonards itself being a Strategic Centre.  
The Plan notes that additional capacity for housing supply is well progressed across much of the North District 
with current State-led initiatives including Macquarie Park Urban Renewal Precinct, the St Leonards / Crows Nest 
Planned Precinct (which included the subject lands), the Cherrybrook Station Planned Precinct, Frenches Forest 
Planned Precinct, Ingleside Growth Area and Communities Plus Project Ivanhoe Estate all slated to contribute to 
the achievement of the Districts housing targets (25,950 dwellings in 0-5 years including 1,900 dwellings within 
the Lane Cove LGA).  However the plan further notes that meeting housing demand over 20 years requires a 
longer term outlook with a Metropolis of Three Cities setting a District 20-year strategic housing target of 92,000, 
dwellings equating to an average annual supply of 4,600 dwellings, or one in eight of all new homes in Greater 
Sydney over the next 20 years. 
 
The proposal will provide housing close to public transport and employment in support of the 30 minute city 
concept promoted by the GSC and is consistent with relevant directions and actions outlined in the North District 
Plan. 
 
Draft St Leonards Crows Nest 2036 Plan 

Following designation of St Leonards Crows Nest as a planned precinct the Draft St Leonards Crows Nest 2036 
Plan was released by the Department for public comment in October 2018.  The Plan covers the suburbs of St 
Leonards, Greenwich, Naremburn, Wollstonecraft, Crows Nest and Artarmon and encompasses the St Leonards 
railway station, new Crows Nest Metro Station (under construction) and the St Leonards South area shown on 
Figure 15 below. 
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Figure 15: Draft St Leonards Crows Nest 2036 – Draft Vision (Source: DPE, October 2018) (Note: St Leonards South shown purple) 
 
The Plan identifies a vision for the area as a major centre for workers, residents, students and visitors, offering a 
variety of homes, jobs and activities for the diverse local population.  It identifies that in 2036 St Leonards Crows 
Nest will be in terms of ‘place’: a v brant community and a place that protects its past, in terms of ‘movement’: an 
accessible place; in terms of ‘built form’: a well design place that models the highest quality design and enhances 
the existing local character of the area; in terms of ‘land use’: an employment hub and home for people of all 
ages; and in terms of ‘landscape’: a greener place.  The 2036 Plan itself forms part of a suite of documents to 
guide the future of the area including a Draft Local Character Statement, Draft Green Plan and Draft Special 
Infrastructure Contributions Scheme. 
 
The Plan is based on the key guiding principles of place, landscape, built form, land use and movement.  It sets 
design criteria for development and identifies proposed planning controls including recommended heights, FSRs, 
street wall height, setbacks under the heading of implementation.  Key changes in terms of land use, built form 
etc. are identified in close proximity to the new Metro station, within the Crows Nest Village and along the Pacific 
Highway. 
 
Specifically in relation to housing the Plan identifies a desire to see more affordable housing and a greater variety 
of housing types within the area and provides a capacity for up to 7,525 new dwellings although notes that in 
terms of feasibility the market may only deliver 6,800 of these dwellings by 2036 under current market conditions. 
 
Whilst the Draft 2036 Plan includes the St Leonards South area it notes that the area is the subject to a Planning 
proposal supported by Council and adopts the provisions recommended within Council’s Planning Proposal 25.  
The Plan recommends as noted above that Councils PP be referred to an independent panel for review to ensure 
consistency with conditions of the Gateway determination and the Draft Plan.  Design principles have been 
identified which the Plan recommends the Panel consider in its review of the PP.  The stated design principles 
comprise: 
 
 Consider access bility to St Leonards and Crows Nest Stations 

 Minimise overshadowing of public open space and streets with a significant public domain function within and 
outside of the Plan boundary 

 Minimise overshadowing of Heritage Conservation areas and residential areas outside of the Plan boundary 

 Ensure new open spaces improve connections to existing surrounding open spaces 

 Improve active transport connections 
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 Consider cumulative traffic impacts, and 

 Transition buildings appropriately to lower scale buildings. 

 

 
Figure 16: St Leonards South Area (Source: Draft 2036 Plan, October 2018) 
 
The subject PP is consistent with these principles.  In particular: 
 
 The subject land is highly accessible and is within easy walking distance of both the St Leonards Station and 

Crows Nest Metro Station and will facilitate new pedestrian / cycle links to these stations  

 Will not result in any significant overshadowing of public open space or streets as outlined in the design report 
prepared by KTA at Appendix 1, rather has been designed to optimise the quality and amenity of these 
spaces and the public domain 

 Will not result in any overshadowing of any heritage conservation area or the residential areas outside of the 
plan area with the exception of minor overshadowing of the four (4) properties on the southern side of River 
Road in the morning wholly before 10.30an for three months of the year (refer section 5.3 and Appendix 11) 

 Will provide through site connections to improve pedestrian permeability throughout the precinct, improve 
connections to open space and provide spaces for social interaction and community engagement 

 Will improve active transport connections via the delivery of an east-west pedestrian / cycle link as part of 
development of the East Quarter and a new roadway / shared pedestrian / cycleway as part of the West 
Quarter in line with Council’s plan for the area 

 Will not result in any adverse cumulative traffic impact, rather will be within the environmental capacity of the 
road network and incorporate travel demand measures, including reduced parking provision given site 
accessibility, to minimise traffic impacts, and  

 Will scale buildings down towards the edges of the precinct to ensure an appropriate transition to existing low 
scale residential areas and to minimise the potential for adverse amenity impacts. 

 
The proposal is therefore considered to be consistent with the design principles articulated in the Draft 2036 Plan 
for St Leonards South and more broadly with the Plan itself in so far as it is relevant. 
 
Q4. Is the planning proposal consistent with a council’s local strategy or other local strategic plan? 

The Planning Proposal is consistent with Council’s Community Strategic Plan: Liveable Lane Cove – Community 
Strategic Plan 2015 and Lane Cove Sustainability Action Plan 2016-2021 as outlined below: 
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5.3 Section C – Environmental, Social and Economic Impact 

Q7. Is there any likelihood that critical habitat or threatened species, populations or ecological 
communities, or their habitats, will be adversely affected as a result of the proposal? 
 
The subject site is located in an urban area and does not contain any known critical habitat or threatened 
species, populations or ecological communities or habitats. The site does contain some existing trees however it 
is not considered likely that any such trees comprise threatened species etc. Notwithstanding this, in considering 
any future development application for the site, the consent authority will have regard to the suitability of the land 
for development and any environmental impact which may be generated by the development. This will include an 
assessment of any impact on trees both on site and adjacent street trees. 
 
Q8. Are there any other likely environmental effects as a result of the planning proposal and how are they 
proposed to be managed? 
 
This Planning Proposal seeks to amend the zoning, height and FSR controls for the subject land under Lane 
Cove LEP 2009 and in doing so facilitate redevelopment of the site for a high density residential development 
consistent with Council’s Planning Proposal for St Leonards South and supporting documentation. In preparing 
this Planning Proposal, relevant environmental considerations were assessed through the preparation of a 
Design Report including Concept Scheme (Appendix 1), Landscape Design Report (Appendix 7), Traffic and 
Transport Report (Appendix 5), Economic Impact Assessment (Appendix 8) and Heritage Report (Appendix 6). 
The following assessment of the environmental impacts of the Planning Proposal draws from the findings of 
these reports. 
 
Concept Scheme 

The key components of the Planning Proposal Concept Scheme are summarised in Table 12. 

 
Figure 17: Indicative Built Form from Park Road (Source; Involve Studios, February 2019) 
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Figure 19: Proposed massing and built form (Source; KTA, February 2019) 
 

Setbacks are varied in response to context, typology and amenity as shown in Table 12 above.  A 10m setback is 
proposed at ground level on the Park Road frontage with an additional 2m setback at Level 3 and above (West 
Quarter) to ensure an appropriate streetscape and to provide a transition to the existing low scale residential 
dwellings to the west.  These proposed setbacks will ensure a separation of approximately 34m to these 
dwellings at the ground level and 36m at Level 2 and above which is consistent with the intent of Council’s DCP 
requirements.  Other ground level setbacks also comply with Council’s Draft DCP requirements however upper 
level setbacks vary from those proposed by Council in order to provide for an appropriate form, building layout 
and to achieve the target FSR / GFA. In terms of building form the Draft DCP setbacks would require a ‘wedding 
cake’ form with increasing setbacks from all boundaries as height increase. This built form typology is considered 
to be sub-optimal and would not meet other SEPP 65 or design excellence requirements. An alternate approach 
is therefore proposed. 
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Figure 20: Park Road interface and setbacks (Source; KTA, February 2019) 
 

In the East Quarter setbacks at the ground level also comply with Draft DCP requirements albeit that on the River 
Road frontage an ‘average’ setback is proposed of 10m given the splayed frontage.  The proposed building 
envelope steps down the slope to create a stepped built form which is driven by the topography and shadowing 
requirements to dwellings across River Road to the south.  The ultimate form will deliver buildings which achieve 
an appropriate scale and character to streets. The variation in the massing of the building envelopes will also 
create interest and variation and will ensure that the development does not present as a wall buildings particularly 
given the extensive landscaping proposed. 

 

Figure 21: Park Road interface and setbacks (Source; KTA, February 2019) 
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Building massing, scale and setbacks combine to provide good solar access, and opportunities for natural cross 
ventilation for apartments within the future developments. Sites have been planned to address the perimeter of 
each block to overlook streets, green spines, public spaces and pedestrian links that extend through the site. 
Further all units will have views of landscaped areas including streets, courtyards and public areas to provide 
high amenity and outlook.  

More specifically, the building envelopes have been oriented and designed to: 

 ensure adequate sunlight to apartments and solar access to the public domain, including streets and parks 
 provide for appropriate separation and privacy between buildings 
 respond to the topography, provide for access bility and to take advantage of district views 
 comply with the gross floor area consistent with Council’s Planning Proposal 25 
 Reinforce the spatial definition of the streets and contribute to a high quality and engaging public domain, 

and 
 allow for generous internal open spaces that add to the amenity of the apartments and to the pedestrian 

experience.  

It is considered that the variety in building heights will create a diverse and interesting neighbourhood with the 
careful consideration of massing, materials, fenestration and building scale. 

Shadow impacts 

Shadow diagrams of the proposed building envelopes are provided in the Design Report at Appendix 1. These 
illustrate shadows generated by the proposed Concept Scheme.  

Building massing has been arranged to minimise solar impact on neighbouring properties in mid winter. In 
particular, taller buildings have been strategically located to alleviate overshadowing to public spaces and streets. 
The West Quarter, being location to the south of the future park, will not result in any impact on the park and will 
only result in minor overshadowing of properties to the west across Park Road in the am in mid-winter to 10am.  
Sunlight access to these properties will remain available throughout the rest of the day and throughout the 
remainder of the year. 

The East Quarter building envelope has similarly been design specifically to ensure minimal shadowing impact to 
dwellings across River Road to the south.  As illustrated in the plans the proposed envelope will result in some 
minor overshadowing of the front yards of four (4) dwellings only in the morning between 21 May and 21 August 
(i.e. for 3 months of the year).  No shadow impact would result throughout the remainder of the year.  From 21 
May to 21 August shadows will be limited to a very short period on the morning not exceeding past 10.30am.  
The worst case situation is at 9am on 21 June when three (3) dwellings only will be affected.  Shadows will occur 
on part of the front faced of these dwellings at this time but would move completely off allow winter sun access 
from 10.30am at the latest onward.  Further shadowing will affect the front of dwellings on River Road only and 
not private open space areas which are to the rear given the poor amenity of the River Road frontage.  Modelling 
of these shadows, prepared by KTA, is provided at Appendix 11. In summary it is considered that the shadow 
impacts are minimal and are offset by the positive benefits of the proposal in terms of housing supply and choice, 
economic benefits, optimisation of government investment in infrastructure, transport containment etc.  

Solar access and natural ventilation 

In terms of internal amenity to future apartments, KTA has prepared plans based on the Concept Scheme which 
consider compliance with ADG solar and daylight access as well as natural ventilation requirements (refer section 
4.1 of Appendix 1). The assessment demonstrates that ADG compliance would be achieved and that future units 
will have a high level of amenity and have been designed in accordance with the principles of environment 
sustainability. Both the East and West Quarters, as well as the conceptual plans for the separate development of 
Lots 26 and 28 Park Road, will exceed minimum requirements for cross ventilation and solar access. It also 
demonstrates that the urban scale and siting of the Concept Scheme has been carefully considered.  

Visual impact 

The rezoning of the subject land to provide for future development in accordance with the recommended planning 
controls will necessarily result in some visual impact when compared to the existing situation.  To assess this 
impact a view analysis is provided at section 4.2 of the Design Report at Appendix 1. 

While future buildings will not result in adverse impact on views, as the precinct is largely contained from a view 
perspective being located on a slope and only comprising low scale development, the existing aspect of 
surrounding dwellings will be altered.  This impact is to be expected given the change in land use that has been 
foreshadowed for the area and is offset by the positive benefits the development will have in respect of housing 
supply and choice, economic benefits, optimisation of government investment in infrastructure, transport 
containment etc. 
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 Identified community infrastructure outcomes can be delivered by developers as a form of value capture. 

Heritage 

The West Quarter site is located within proximity of three locally listed heritage items (houses) to the north west 
in Park Street: 
 

I325 - 3 Park Road (Sandringham) 
I326 - 5 Park Road (house) 
I327 - 7 Park Road (house) 

 
Urbis has prepared a heritage impact statement to assess the impact of the Planning Proposal on these items 
(Appendix 6).  The HIS considers the proposed amendments to the planning controls applying to the sites in 
addition to the Concept Scheme prepared by KTA.  The assessment concludes: 
 

There are limited heritage items within the broader vicinity of the subject sites. The closest heritage 
items to the subject sites physically, and the only heritage items to have a visual connection with the 
subject sites (and of the Western Quarter only), are a row of three adjoining heritage items on Park 
Road to the immediate north-west of the Western Quarter, on the opposite side of the road. These 
heritage items are detached residential dwellings identified as Item 325 (3 Park Road, ‘Sandringham’), 
Item 326 (5 Park Road, ‘House’) and Item 327 (7 Park Road, ‘House’).  
 
The proposed altered development controls under this Planning Proposal will have no physical impact 
on the vicinity heritage items, as the heritage items are not included in the redevelopment area, and will 
therefore be retained.  
 
Future redevelopment will alter the setting of the heritage items (with the subject site being located to 
the southeast of the items) and provide for a higher density of development and hence some disparity of 
scale as a result of future built development on the subject sites in accordance with this Planning 
Proposal, given the close proximity and orientation of outward looking views from these heritage items. 
However, the acknowledged heritage values of the heritage items are retained and do not rely on the 
subject site to be interpreted. Noting that the centre of Park Street forms the boundary of the Greaton 
PP and Lane Cove Council’s St Leonards South proposed redevelopment area, the heritage items will 
also continue to be read in the context of the lower scale residential development retained on the 
western side of the street.  
 
Potential impacts on the nearby heritage items as a result of the scale of proposed redevelopment do 
not preclude the PP and are able to be mitigated in future Development Applications. Detailed design as 
part of further approvals will provide the opportunity to address how the future built form will respond to 
the vicinity heritage items, and should consider massing of development across the Western Quarter 
site to mitigate visual impacts on the vicinity heritage items. Detailed design measures including scale, 
building forms, façade articulation and materiality will also assist in mitigating visual impacts of future 
built form. This will be undertaken as part of future Development Applications for the subject sites.  
 
Council itself has identified the subject sites, and the broader St Leonards South precinct surrounding it, 
as an area ripe for high-density urban redevelopment, as outlined in the Council-initiated Planning 
Proposal (St Leonards South Planning Proposal).  
 
The Planning Proposal for the Eastern and Western Quarter sites as outlined in this report aligns with 
Lane Cove Council’s broader urban redevelopment strategy for the St Leonards South area, and has 
been identified as a precinct appropriate for high-density residential redevelopment. There are no 
heritage items or heritage conservation areas within the subject sites, and there are relatively few 
heritage items located within close proximity of the subject sites.  
 
Overall, the Planning Proposal is considered to be acceptable from a heritage perspective and is 
recommended for approval. It is recommended that a heritage consultant is engaged to provide advice 
during the detailed development phase for future Development Applications, with regard for the design  
of the interface between the three (3) heritage items on Park Road and the Western Quarter subject 
site. 
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It is therefore considered that the Planning Proposal is acceptable from a heritage perspective. 
 
Landscaping and Open Space 

The St Leonards South precinct has a special landscape quality and character that is highly valued by Council, 
the State government, the community and landholders alike.  Strategic planning documents including the St 
Leonards South Masterplan and the Draft 2036 Plan identify the landscape character of the area and include 
objectives and provisions to maintain and improve this character and to increase the tree canopy cover.  
Council’s Masterplan and Landscape Masterplan are founded on this principle with their concept of ‘green spines’ 
running north south through the Precinct and retention and enhancement of street tree planting whilst at the 
same time increasing density and providing for housing supply and choice. 

Consistent with the vision and objectives for the area, Aspect Studios Landscape Architects have prepared a 
landscape masterplan for the Concept Scheme (Appendix 7). The landscape concept design has been design to 
have a meaningful spatial and functional relationship with the residential development, integrating the 
surrounding green space network, and strengthening the identity of the St Leonards South precinct. The proposal 
provides for a network of open spaces that will contribute to the overall landscape experience and appeal of St 
Leonards South precinct. The network is comprised of various types and scales of public spaces that include 
public thoroughfares (Green Spine and pedestrian links), streetscapes and internal courtyard garden spaces. It 
responds to the broader objectives by reinforcing the connections between key open space (planned for the 
future). The concept is founded on the following design principles: reinstate the local landscape, from ridge to 
creek; and reinforce the green space network. 
 
As stated in the report the design intent is as follows: 
 

The project draws inspiration from this distinct landscape and land forms of the Sydney landscape and 
specifically, the unique micro-climates of the St Leonards and Crows Nest region. 
 
The existing landscape of St Leonards South precinct shifts from an open woodland landscape typology 
at its ridge (Pacific Highway) and transitions into a wet, gully landscape (Smoothey Park/Berrys Creek). 
 
Materials and planting within the proposed Green Spine, reflect the changing landscape experiences, 
moving between open woodland spaces with large trees and open grass areas, to a more intimate, 
dense gully environment with steep escarpments and dense understorey planting. 
 
The landscape proposal will reinforce existing strategic objectives of NSW government policy and 
Council visions for the St Leonards South precinct including the principles and design vision of the St 
Leonards South Landscape Master Plan. It will provide a level of comfort, familiarity for local residents, 
and a place that will be distinctive and an attractive asset to the precinct. 

 
The proposed landscape concept is consistent with Council’s vision and will ensure a high quality landscape 
character for the precinct.  The green spine will provide through site connections north south and complement the 
more formalised east west connections planned. It will also provide high amenity for future residents and micro-
climate control.  Whilst located partly above the basement car parking a minimum of 50% (West Quarter) and 
33% (East Quarter) of the green spine will be deep soil and the remainder will have a soil depth of a minimum of 
1.5m to ensure viability of large tree planting.  Whilst it is noted that Council’s Draft DCP requires 50% of the 
green spines to be deep soil this cannot be achieved in the East Quarter site due to site slope and access 
requirements.  Notwithstanding Aspect has confirmed that the 1.5m soil depth will provide for a high quality 
landscape outcome with large trees being viable.  Mature plantings are also proposed to ensure the desired 
landscape character is quickly established. 
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Figure 23: Landscape Masterplan (Source: Aspect Studios, Feb. 2019) 
 

Traffic and Transport 

The planning proposal provides for the future delivery of approximately 377 new apartments in transit-oriented 
development within walking distance of St Leonards Railway Station, the new Crows Nest Metro Station (under 
construction) and the St Leonards strategic centre and education and health precinct.  As noted throughout this 
report, the subject planning proposal is consistent with Council’s Planning Proposal for the Precinct.  Prior to 
preparation of the Planning Proposal Council undertook significant traffic analysis to determine the capacity of the 
area to accommodate growth and to identify required infrastructure upgrades.  Ultimately it was determined that 
development at a density reflected in the proposed planning controls (consistent with this Planning Proposal) was 
able to be accommodated within the Precinct.  

In addition to, and building on, the previous work undertaken by Council, SCT Consulting has undertaken a traffic 
and transport assessment of the development ‘uplift’ represented by the subject planning proposal (Appendix 5).  
In summary the report concludes: 

Based on traffic generation rates previously endorsed by Roads and Maritime Services of 0.14 vehicle 
trips per dwelling in the AM peak and 0.07 vehicle trips per dwelling in the PM peak, the traffic 
generation of the proposed uplift is less than 55 vehicular trips in both peak periods.  
 
Previous traffic modelling undertaken by Council identified that with a suite of proposed upgrades, the 
network had the capacity to address the proposed uplift of 2,400 additional dwellings that comprise St 
Leonards South. The Department in their subsequently published LUIIP states that cumulative traffic 
impact assessment is required as part of the St Leonards South planning proposal. It is proposed that 
additional cumulative traffic impact assessment modelling would be undertaken post gateway decision 
by Department in partnership with Council, the Department, Roads and Maritime and Transport for 
NSW.  
 
Previous work by Council and the Department identifies several walking and cycling opportunities to 
increase accessibility to the stations at St Leonards and Crows Nest, including provision of east-west 
through-site connections. The proposal includes delivery of a walking connection on the site. The site 
will also contribute to local and state infrastructure through relevant mechanisms.  
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The site also has excellent access to transport, being less than 800m walk from St Leonards Station and 
less than 1km from the new Crows Nest Metro station. These two stations provide access to 
destinations across Sydney and make this development transit-oriented. The site is also located within 
100 metres of bus services on River Road.  
 
As the site is located more than 400m from the rail station, the Roads and Maritime Services car park 
provisions apply to this development as per the Apartment Design Guide. It is proposed that the parking 
rate would be set to 1.2 parking spaces per dwelling.  
 
After lodgement, the proponent will work with Council and other stakeholders to refine the proposal in 
line with comments. 

 

The proposed parking provision is consistent with the recommendation of the Traffic and Transport analysis and 
will ensure that the proposal is a truly transit-oriented development with reduced parking provision and a high 
reliance on public transport and active transportation.  This will be addressed in further detail at the development 
application stage.  

The traffic report notes that work undertaken for Council’s Planning Proposal concluded that “Levels of service 
remained essentially the same for all models” compared to a pre-development base. The modelling indicated that 
to maintain satisfactory network function as a result of the proposed developments only relatively minor 
improvements would be needed.  For the St Leonards South (residential) area, the recommended infrastructure 
improvements were: 

 Removal of the roundabout at the intersection of Marshall Avenue and Berry Road and replacement with a 
Give Way intersection; and  

 A new road connection between Berry Road and Park Road.  

The subject proposal will provide for the delivery of the Berry Road Park Road connection as required. Other 
improvements could be undertaken by Council using section 7.11 contributions as and when required. 

Specifically in terms of impact assessment the report confirms as follows: 

Public Transport Impacts 
Public transport mode share is very high in the St Leonards South area, with 62% of peak hour trips 
occurring on trains and buses. The Greaton developments would create a combined additional 262 trips 
predicted during the AM peak, and 134 trips predicted during the PM peak, using public transport. While 
the public transport network in the area is currently very close to capacity, the completion of the Crows 
Nest Metro planned service by 2024, in combination with current services, will be more than sufficient to 
accommodate for the increased capacity. 
 
Active Transport Impacts 
The proposed upgrades to the pedestrian and cycle networks include undertaking footpath and cycle 
path improvements, improving pedestrian crossings and creating East-West links to enhance 
connectivity within the precinct. The number of walking trips generated during peak periods is 81 during 
the AM peak period and 41 during the PM peak period, which are relatively small figures. Therefore, the 
number of trips generated by the Greaton developments during the peak periods is at a level able to be 
accommodated by the existing and planned services. 
 
Road Network Impacts 
The scale of additional vehicle trips in the network is less than 40 vehicles per hour in each peak period, 
which is small in comparison to the other proposed developments in the area. Previous traffic modelling 
by Lane Cove Council indicated that with improvements to the network, the cumulative impact of the 
growth (prior to the Land Use and Infrastructure Implementation Plan) was manageable.  
 
It is noted that the Department of Planning & Environment’s Land Use and Infrastructure Implementation 
Plan identifies a requirement to undertake cumulative impact assessment. With the significant volume of 
work undertaken to date, there is sufficient evidence for the Department of Planning & Environment to 
undertake a gateway review and consultation with other agencies, with the cumulative traffic impact 
modelling to follow gateway. The typical process for this task would comprise:  
 
– Engagement with road network stakeholders, such as Council, Roads and Maritime Services and 

Transport for NSW to prepare a traffic modelling methodology that addresses the needs of all 
parties;  
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– Engagement with Department of Planning & Environment to confirm the appropriate growth 

assumptions for the surrounding area; and  
 
– A consultative modelling process where the traffic modelling methodology is delivered by the 

proponent in partnership with stakeholder agencies.  
 

Having regard to previous analysis and the SCT report it is considered that the impact of the subject planning 
proposal in terms of traffic and transport will be acceptable.  Notwithstanding a cumulative traffic impact 
assessment will be undertaken post gateway approval in partnership with Council, the Department, Roads and 
Maritime and Transport for NSW.  

Economic impact 

To assess the economic impact of the Planning Proposal AEC has prepared an economic impact assessment 
(Appendix 8).  The assessment compares the impact of future development of the site in accordance with the 
Planning Proposal provisions against the base case (existing) situation.  Development of the site is expected to 
generate ongoing economic/ operational activity through:  

 Economic activity generated by new residents working from home (dispersed jobs).  
 Economic activity in the LGA as a result of direct expenditure of residents in the new dwellings.  

New households are expected to patronise businesses and centres in the Lane Cove LGA and beyond.  
Compared to the Base Case, it has been identified that the Planning Proposal would result in higher levels of 
economic activity through the direct and flow-on impacts associated (per annum) with increased household 
expenditure including:  
 
 $35 million additional in output (including $14.9 million in direct activity)  
 $20.1 million additional contribution to Gross Regional Product (including $9.1 million in direct activity)  
 $10.8 million additional in incomes and salaries paid to households, and 
 161 FTE jobs (including 84 direct employees).  

During the construction phase the following further benefits have been identified: 
 
 $147.4 million in output (including $69.2 million in direct activity).  
 $55 million contribution to Gross Regional Product (including $15.1 million in direct activity).  
 $29.7 million in incomes and salaries paid to households.  
 429 FTE jobs (including 137 directly employed in construction activity).  

The economic impact assessment notes that the Planning Proposal is consistent with the objectives and 
aspirations of the Greater Sydney Region Plan and the North District Plan.  It further concludes that: 
 

….land that is close to existing employment centres and public transport networks is scarce and 
valuable. As cities grow there is commensurate pressure on scarce lands to be developed for a variety 
of uses. The benefits of enabling more intensive use of land which is a finite asset are therefore obvious.  
 
In the case of the Greaton Proposal, local and state government policy have identified the St Leonards 
South Precinct as suitable for higher density residential uses given its proximity to jobs, services and 
transport infrastructure.  
 
It is an unfortunate reality that despite an increase to FSR controls, some landowners will still not sell 
their sites to developers seeking to consolidate a development site. It therefore becomes necessary for 
planning authorities to adopt a flexible approach to delivery of development and infrastructure.  
 
The Greaton Proposal envisages a departure from Planning Proposal 25, specifically proposing an 
alternate amalgamation block in the East Quarter of (Area 18-20) and West Quarter (Area 22). While 
this would result in development on smaller sites, the spirit and intent of the provision of public benefit is 
preserved through the north-south green spine and pedestrian link enabling access between Berry Road 
and Holdsworth Avenue. 

 
Having regard to the economic impact assessment it is concluded that the economic impact of the Planning 
proposal is positive and that the proposal is consistent with key strategies and policies. 
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Other potential considerations 

Other potential environmental impacts associated with the future development of the subject land in accordance 
with the Planning Proposal include matters such as infrastructure and servicing, geotechnical considerations, 
stormwater and drainage, construction impacts, waste management etc.  These issues will be addressed at the 
detailed development application stage and are not relevant to the subject Planning Proposal.  

Notably in terms of contamination, the land is currently zoned residential and the proposed amendments to Lane 
Cove LEP 2009 do not give rise to a change in land use.  Accordingly there is no requirement for a site 
contamination assessment to support the subject Planning Proposal. A Phase 1 site investigation would however 
be undertaken for any future detailed development application. 

Q9. Has the planning proposal adequately addressed any social and economic effects? 

The Planning Proposal will facilitate redevelopment of the subject land for high density housing in accordance 
with Council’s St Leonards South Planning Proposal and consistent with the St Leonards and Crows Nest 2036 
Plan, the North District Plan and the Greater Sydney Region Plan: A Metropolis of Three Cities.  The proposal will 
assist to meet dwelling targets and will provide housing choice in a highly accessible location close to 
employment and public transport.  The proposal will support population growth and will in turn provide for greater 
utilisation of existing and new infrastructure in the locality (including the new Metro rail line under construction).    
 
As the proposal would result in an increase in density above that which is currently permissible under Lane Cove 
LEP 2009 (with the provision of an additional 377 dwellings) there will be a commensurate increase in the 
residential population on the site and therefore an increased demand for social services.  Improvements to 
services and facilities will be required to be funded through the payment of section 94 contributions as part of the 
development application process.  The proponent proposes a Voluntary Planning Agreement (VPA) in respect of 
the required through site link (East Quarter site) and construction of the new east-west link road (West Quarter 
site) to be offset against required contributions (refer Appendix 2 for letter of offer). 
 
The Planning Proposal will also facilitate the delivery of a number of positive of community benefits including: 
 Housing – provision of approximately 377 new dwellings to meet housing demand and provide a range of 

housing choice for new and existing residents, incorporating a diversity of product in a location which is 
highly accessible with excellence access to employment and transport. 

 New Pedestrian and Vehicular Links – the Planning Proposal will provide for the delivery of planned 
transport infrastructure in the form of new through site links as well as the construction and dedication of a 
new east-west link road connecting Park and Berry Roads which will provide access to the lights at the 
Pacific Highway / Berry Road intersection and alleviate transport congestion within the precinct. 

 Improved Public Domain and Landscape – the Planning Proposal provides for the delivery of high quality 
public domain and landscape areas in the form of central connecting green spines to realise Council’s vision 
for the area and retain the leafy character of the area. 

 Economic – The Planning Proposal and supporting Concept Scheme represent a significant investment in 
the redevelopment and revitalisation of the St Leonards South area to meet the changing demographic and 
housing needs of the community, and  

 Employment - The Planning Proposal includes two concept development proposals which would provide 
additional employment in the area in the order of 420 FTE construction jobs (including 137 directly employed 
in construction activity) in additional to ongoing management jobs.     

The Planning Proposal will result in a net community benefit as it will allow future development to take full 
advantage of its location in close proximity to transport infrastructure in the form of a transit-oriented 
development, which has benefits that are wider that just the local community.  The proposal will encourage 
sustainable transport use and discourage car dependence, which in turn has positive flow-on effects for the local 
and wider traffic network reducing energy consumption and resulting in a smaller ecological footprint.  
Accordingly, it is considered that the Planning Proposal will have a positive effect on the local economy and 
community. 
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5.4 Section D – State and Commonwealth interests 

Q10. Is there adequate public infrastructure for the planning proposal? 

The site is within an established urban area well serviced by infrastructure, utilities, public transport and a variety 
of social support services and recreational facilities. The additional development potential facilitated by the 
proposed LEP amendments will not exceed the capacity or availability of public infrastructure. Appropriate 
Development Contributions will be levied at the time of development consent for any future building work. . In 
addition it is noted that the proponent is proposing to enter in to a VPA (works in kind) (refer Appendix 2) to 
deliver the proposed new east west link road which is key to the redevelopment of the broader St Leonards South 
Precinct. This is considered to be a substantial public benefit as the ‘physical’ infrastructure will be delivered and 
coordinated in a coordinated manner with the first stages of development within the precinct. 
 
Q11. What are the views of State and Commonwealth public authorities consulted in accordance with the 
Gateway determination? 

Following Gateway Determination all relevant public authorities can be consulted as part of the Planning 
Proposal process and any views expressed can then be addressed.  It is however noted that State Government 
authorities provided comments on the St Leonards South Master Pan and all comments were generally in 
support of the proposed rezoning of the St Leonards South area as proposed under Planning Proposal 25.  
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7. [PART 5] COMMUNITY CONSULTATION 
 

Public consultation will be undertaken in accordance with the requirements of the Gateway Determination. 
 
It is proposed that, at a minimum, this will involve the notification of the public exhibition of the Planning Proposal: 
 
 On Lane Cove Council’s website; 
 In the Sydney Morning Herald and/or a relevant local newspaper; and 
 In writing to the owners and occupiers of adjoining and nearby properties and relevant community groups. 

 
It is expected that the Planning Proposal would be publicly exhibited for a period of not less than 28 days in 
accordance with section 5.5.2 of ‘A Guide to Preparing Local Environmental Plans’.  
 
It is also proposed that exhibition material will be made available at the following Council locations: 
 
 Council Offices - 48 Longueville Rd, Lane Cove 
 Lane Cove Library - Library Walk, Lane Cove 
 Greenwich Library - 48 Greenwich Road, Greenwich 

Consultation with relevant NSW agencies and authorities and other relevant organisations will be undertaken in 
accordance with the Gateway Determination. 
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9. CONCLUSION 
 
This Planning Proposal has been prepared in accordance with Section 3.33 of the EP&A Act and the relevant 
guidelines prepared by the NSW Department of Planning and Environment. It sets out the justification for the 
proposed amendments to the Lane Cove Local Environmental Plan 2009 as they relate to the subject land within 
the East and West Quarters at St Leonards South. This Planning Proposal seeks to amend Lane Cove Local 
Environmental Plan 2009 to: 
 
 change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

 alter the maximum permissible heights applying to the subject land from 9.5m to  part 2.5m, 15m, 31m, 32m 
and 37m as shown on the proposed maximum height map 

 change the maximum floor space ratio applying to the subject land from 0.5 and 0.6:1 to 2.75:1 as shown on 
the proposed FSR map  

 alter the existing minimum lot size map to remove the subject land from the application of clause 4.1 

 amend clause 4.6 to provide that the maximum height and FSR development standards applying to the 
subject land cannot be varied at the future development application stage 

 include a special provision which requires that any development must be consistent with the St Leonards 
South Masterplan and the St Leonards South Development Control Plan 

 provide for the compulsory acquisition of land for a new east west link road, and 

 include a new plan which requires the delivery of relevant community infrastructure applicable to the subject 
land as previously identified by Council in Planning Proposal 25 

as it applies to the subject land.  
 
This Planning Proposal facilitates the following benefits to the community: 

 an ‘exemplar’ development comprising 377 additional high density residential dwellings in an area identified 
by the State Government as a priority growth and urban renewal area in a strategic local centre and within 
walking distance of three railway stations and a major employment hub (St Leonards Health and Education 
precinct) 

 Council’s long term vision for the redevelopment of the St Leonards South area consistent with Council’s draft 
planning controls and certainty to the community regarding the future scale and quality of development in the 
area   

 a significant contribution to the achievement of the North District additional housing target of 25,950 dwellings 
(0-5 years) and 92,000 dwellings (in 20 years) to meet housing demand in the area (1,900 dwellings in the 
Lane Cove area to 2021) 

 a development that integrates of land use and transport by aligning housing development with the NSW 
Government’s investment in infrastructure  

 increased housing supply and choice which responds to the needs of the local community and provides 
opportunities for existing residents to age within the local area 

 a high quality urban and architectural design that responds to intended future scale of the precinct and the 
areas distinct character and topography 

 a walkable and active development with good access to open space and high quality pedestrian links  

 the orderly and economic use and development of land through the creation of a well-connected and 
sustainable community on underutilised land in close proximity to a new Metro station 

 a high quality and attractive public domain together with new through site links and a new east west link road  

 a development that relates to neighbouring land uses and that minimises environmental risks and potential 
impacts on adjoining land uses, and  

 a development that provides for, and supports for the delivery of key public regional and local infrastructure 
within the precinct. 

The Planning Proposal is considered suitable and appropriate as it: 

 is consistent with, and implements the goals, objectives and strategies of the A Metropolis of Three Cities, the 
accompanying North District Plan and Draft St Leonards Crows Nest 2036 Plan 
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 is consistent with the principles of local planning strategies and plans including the St Leonards South 
Masterplan and Planning Proposal 25 for St Leonards South 

 is consistent with the relevant State Environmental Planning Policies (SEPPs) and Ministerial Directions 
under Section 9.1 of the Act, and 

 does not pose any adverse environmental or social impacts to the surrounding community. 

In summary there is a sound planning basis to support the proposed amendments to the Lane Cove Local 
Environmental Plan 2009 as proposed by this Planning Proposal for the subject land. 

Given the strategic and site specific planning merit and justification demonstrated in this Planning Proposal, it is 
requested that Council proceed in forwarding this planning proposal to the Minister or his delegate for a Gateway 
determination under section 3.34 of the EP&A Act to enable the proposal to be exhibited for public, community 
and stakeholder input. 
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1.0 Introduction

PLANNING PROPOSAL REQUEST

This planning proposal seeks to amend the planning controls applying to the subject sites under Lane Cove LEP 2009 to:

•change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential 
•alter the maximum permissible heights applying to the subject land from 9.5m to  part 2.5m, 15m, 31m, 32m and 37m as 
shown on the proposed maximum height map
•change the maximum floor space ratio applying to the subject land from 0.5 and 0.6:1 to 2.75:1 as shown on the proposed 
FSR map 
•alter the existing minimum lot size map to remove the subject land from the application of clause 4.1
•amend clause 4.6 to provide that the maximum height and FSR development standards applying to the subject land cannot 
be varied at the future development application stage
•include a special provision which requires that any development must be consistent with the St Leonards South Masterplan 
and the St Leonards South Development Control Plan
•provide for the compulsory acquisition of land for a new east west link road, and
•include a new plan which requires the delivery of relevant community infrastructure applicable to the subject land as 
previously identified by Council in Planning Proposal 25.

The subject planning proposal is consistent with Council initiated Planning Proposal 25 for St Leonards South and with 
Council’s St Leonards South Draft Masterplan (2014) and St Leonards South Landscape Master Plan (September 2017).  It 
is also consistent with Council’s Draft LEP amendment, St Leonards South Draft DCP (October 2017) and Draft 2036 Plan 
prepared by the Department and currently on exhibition. 

The Draft 2036 Plan clearly states that “Councils can still consider and progress planning proposals for individual sites and 
the St Leonards South area while this plan is being finalised.” It is therefore clear that it is open to Council to progress the St 
Leonards South Planning Proposal ahead of finalisation of the Draft 2036 Plan.  Notwithstanding Council has signalled an 
intention not to do so.  Accordingly Greaton is seeking separate rezoning, and concurrent Concept DA approval, for each of 
its landholdings. 

The Greaton development sites are located within the St Leonards South redevelopment area which has been identified 
in a succession of strategic planning documents as appropriate for high density residential development.  Council has 
undertaken significant work to progress rezoning of the area and to identify appropriate future planning controls.  Greaton 
supports these proposed controls and seeks to ‘unlock’ the development potential of its sites whilst at the same time 
providing certainty to Council and the community regarding the proposed design quality.  It is envisaged that the proposed 
developments will set the benchmark for future development in the area and will alleviate community concern over the quality 
of development to be established within the area.  To this end Greaton has engaged pre-eminent award winning architects 
Koichi Takada Architects (KTA) to design proposals for each of its sites.  KTA are part of a new generation of architects that 
aim to ‘naturalise’ architecture in the urban environment.  
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1.3 Site Photographs

Park Road - South View Park Road - North View

Berry Road - South View Berry Road - North View
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1.4 Natural Context
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VIEW FROM PARK ROAD LOOKING NORTH
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3.0 Design 
Overview
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3.0 Design 
Overview
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Pedestrian Links & Shared Streets - Precedents

FEBRUARY 2019

ST LEONARDS SOUTH
EAST QUARTER + WEST QUARTER











ST. LEONARDS SOUTH

PLANNING PROPOSAL DESIGN REPORT 26

Roof - Precedent Images
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Green Spine - Precedent Images
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4.2 View Analysis

VIEW FROM PARK ROAD LOOKING SOUTH

VIEW FROM RIVER ROAD LOOKING WEST

VIEW FROM PARK ROAD LOOKING NORTH

VIEW FROM RIVER ROAD LOOKING EAST

FEBRUARY 2019

ST LEONARDS SOUTH
EAST QUARTER + WEST QUARTER







ST. LEONARDS SOUTH

PLANNING PROPOSAL DESIGN REPORT 34

4.5 Shadow Diagrams

SHADOW IMPACT ANALYSIS 
MID WINTER 21ST JUNE

9AM DCP MASSING SHADOW 9AM PROPOSED MASSING SHADOW 9AM COMBINED MASSING SHADOW WITH CONTEXT
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4.5 Shadow Diagrams

SHADOW IMPACT ANALYSIS 
MID WINTER 21ST JUNE

10AM DCP MASSING SHADOW 10AM PROPOSED MASSING SHADOW 10AM COMBINED MASSING SHADOW WITH CONTEXT
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4.5 Shadow Diagrams

SHADOW IMPACT ANALYSIS 
MID WINTER 21ST JUNE

11AM DCP MASSING SHADOW 11AM PROPOSED MASSING SHADOW 11AM COMBINED MASSING SHADOW WITH CONTEXT
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4.5 Shadow Diagrams

SHADOW IMPACT ANALYSIS 
MID WINTER 21ST JUNE

12PM DCP MASSING SHADOW 12PM PROPOSED MASSING SHADOW 12PM COMBINED MASSING SHADOW WITH CONTEXT
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4.5 Shadow Diagrams

SHADOW IMPACT ANALYSIS 
MID WINTER 21ST JUNE

1PM DCP MASSING SHADOW 1PM PROPOSED MASSING SHADOW 1PM COMBINED MASSING SHADOW WITH CONTEXT
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4.5 Shadow Diagrams

SHADOW IMPACT ANALYSIS 
MID WINTER 21ST JUNE

2PM DCP MASSING SHADOW 2PM PROPOSED MASSING SHADOW 2PM COMBINED MASSING SHADOW WITH CONTEXT
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4.5 Shadow Diagrams

SHADOW IMPACT ANALYSIS 
MID WINTER 21ST JUNE

3PM DCP MASSING SHADOW 3PM PROPOSED MASSING SHADOW 3PM COMBINED MASSING SHADOW WITH CONTEXT
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Deep Soil - Planting on Structures
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6.1 KTA Reference Projects

Mastery by Crown - Waterloo

With curved edges and a light colour palette that lends softness to 
the intelligently green-accented facade, Building E complements the 
lively streetscape of Waterloo.

Norfolk - Burleigh Heads

Grounded with a solid sandstone base the building grows out of 
the landscape and is split into three distinct masses which provide 
a personal scale to the Architecture. Individual apartments are 
articulated by timber look aluminum battens that form the operable 
screens and louvres. These screens provide a natural softness to the 
façade whilst offering the simplicity of use and maintenance.

Calibre - Surry Hills

Calibre’s undulating glass and timber screened facade sits like a 
soaring bamboo forest in the streetscape. The gentle architectural 
silhouette maximises sun, air and views, inspired by the fluid shapes 
and textures of nature.
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Appendix A

Architectural 
Drawings
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Executive Summary 

The subject site for this proposal is the Greaton owned land within St Leonards South, comprising the West Quarter 

and East Quarter. The site is located within the St Leonards South Residential Precinct, which is currently in the 

process of a Council led planning proposal to deliver a high-density residential use with significant additional local 

infrastructure and green spaces. 

This planning proposal which aims to make 382 apartments and townhouses permissible on 20 existing residential 

lots adjoining Canberra Avenue and Holdsworth Avenue.   

This report contains a traffic and transport study of the proposed uplift on the surrounding transport systems, which 

builds on the exhibited St Leonards South Planning Proposal by Lane Cove Council (Council) and the St Leonards 

Crows Nest Land Use and Infrastructure Implementation Plan (LUIIP) by the Department of Planning & Environment 

(the Department). From a transport perspective, the proposed uplift is consistent with the previous work.  

Based on traffic generation rates previously endorsed by Roads and Maritime Services of 0.14 vehicle trips per 

dwelling in the AM peak and 0.07 vehicle trips per dwelling in the PM peak, the traffic generation of the proposed 

uplift is less than 55 vehicular trips in both peak periods.  

Previous traffic modelling undertaken by Council identified that with a suite of proposed upgrades, the network had 

the capacity to address the proposed uplift of 2,400 additional dwellings that comprise St Leonards South. The 

Department in their subsequently published LUIIP states that cumulative traffic impact assessment is required as part 

of the St Leonards South planning proposal. It is proposed that additional cumulative traffic impact assessment 

modelling would be undertaken post gateway decision by Department in partnership with Council, the Department, 

Roads and Maritime and Transport for NSW. 

Previous work by Council and the Department identifies several walking and cycling opportunities to increase 

accessibility to the stations at St Leonards and Crows Nest, including provision of east-west through-site connections. 

The proposal includes a delivery of a walking connection on the site. The site will also contribute to local and state 

infrastructure through relevant mechanisms. 

The site also has excellent access to transport, being less than 800m walk from St Leonards Station and less than 

1km from the new Crows Nest Metro station. These two stations provide access to destinations across Sydney and 

make this development transit-oriented. The site is also located within 100 metres of bus services on River Road.  

As the site is located more than 400m from the rail station, the Roads and Maritime car park provisions apply to this 

development as per the Apartment Design Guide. It is proposed that the parking rate would be set to 1.2 dedicated 

parking spaces per dwelling plus 0.2 additional spaces for visitor car parking. This complies with the requirements of 

the Apartment Design Guide and associated reference to Roads and Maritime car parking rates, which are 

minimums. 

After lodgement, the proponent will work with Council and other stakeholders to refine the proposal in line with 

comments. 
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1.0 Introduction 

1.1 Background 

SCT Consulting has been engaged by Greaton to prepare a Traffic and Transport Assessment to support a Planning 

Proposal for St Leonards South – Greaton Development that includes two sites called East Quarter and West Quarter 

(as shown in Figure 1-1). The Planning Proposal is also supported by two Concept Development Applications, one 

for East Quarter and one for West Quarter. Each of the concept DAs are also supported by a separate Traffic Report.  

Figure 1-1 Proposed rezoning area 

 

Source: SCT Consul ing, January 2019 
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The subject site is located within the local government area of Lane Cove Council on the Lower North Shore. It is 

located within the St Leonards South area, identified in the St Leonards and Crows Nest Planned Precinct. It is 

currently characterised by low-density detached residential dwellings.  

Key transport infrastructure that already exists near the sites includes: 

– Pacific Highway: a major route for general traffic and the majority of bus routes; and  

– T1 Railway line: this provides a high capacity public transport service with the approximate 30-minute catchment 

to stations including Waitara, Pennant Hills, Edgecliff, Sydenham and just short of Burwood. 

 

The proposed Sydney Metro City and Southwest (proposed to be operational by 2024) will provide significant 

capacity to the transport network in the Precinct with a station proposed at Crows Nest. Crows Nest Metro Station will 

increase the proportion of the Precinct within a convenient catchment of a high quality and high capacity rail transport 

infrastructure. This will improve the accessibility of the sites to other areas of Sydney and is expected to reduce the 

need for private vehicle ownership and car parking. 

1.2 Traffic assessment approach 

Previously, detailed traffic assessments have been conducted for Lane Cove Council’s St Leonards South Planning 

Proposal, as well as a Strategic Transport Study prepared for the St Leonards and Crows Nest 2036 Draft Plan.  

In 2017, TEF Consulting conducted a review and independent assessment of the cumulative traffic impacts of current 

proposals, and other approved proposals, within the St Leonards South (where the subject sites are located) and St 

Leonards East areas.  

Commencing in October 2016, Cardno conducted a Strategic Transport Study for the Department of Planning and 

Environment for the St Leonards and Crows Nest Station Precinct, including the St Leonards South area. Five 

scenarios were tested through the modelling process.  

See Figure 1-2 for a flowchart of the assessment and modelling history.  

SCT Consulting are consistent with the methodologies and findings of the traffic studies conducted for the St 

Leonards South Planning Proposal and the Land Use and Infrastructure Implementation Plan (LUIIP) for the St 

Leonards Crows Nest Planned Precinct. As such, due to the recent extensive traffic assessments already conducted 

in the area, a qualitative review of traffic implications was required for the traffic implications of the Greaton 

Development.  
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Figure 1-2 Historical assessment and modelling approach  

 

Source: TEF Consulting and SCT Consulting, 2019 

GTA Consultants developed a microsimulation model to 
examine new impacts of new large the surrounding road 

network (the GTA model). The GTA model used Paramics 
microsimulation software. 

The GTA model was calibrated and validated intersection 
turning counts, travel time and queue length surveys. The 

GTA model was approved by RMS as "fit for purpose". There 
were some issues such as fixed traffic signal phasing and 

limited representation of pedestrian movements. 

The GTA model was used for forcecasting by Transport 
Modellers Alliance (TMA). TMA used the GTA model as a 

base model and added various developments to create the 
TMA Future Year Model (2021) with approved developments 

under LEP 2009, general network traffic growth and 
developments from St Leonards South Master Plan. 

TMA Future Year Model (2021) was then used to test 
impacts of a number of the recently proposed (some of them 
now approved) developments along Pacific Highway (Site A 
= 84-90 Christie Street/75-79 Lithgow Street and Sites B and 

C = 472-520 Pacific Highway) referred to as TMA Future 
Year Model (2021+ABC).

Council engaged an independent modelling firm (TEF 
consulting) to revisit TMA Model 2021 + ABC to review trip 
generation rates and modelling results. TEF replicated the 

GTA Model in Aimsun and added traffic volumes to develop 
TEF Base Year (2013), TEF Future Year (2021) and TEF 

Future Year (2021 ABC) models. 

TEF Base Year (2013) was built using the travel demands 
the GTA model, with revised road geometry, traffic signal 

and public transport transport coding. It was calibrated and 
validated using the original survey data (from 2013), which 
was accepted by RMS. the TEF Base Year (2013) model 

was approved as fit for purpose by RMS. 
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1.3 Purpose of report 

The purpose of this report is to provide an assessment of the traffic and parking effects of the Planning Proposal. The 

purpose of this Traffic and Transport Assessment is to: 

– Undertake a background research to inform the strategic context of the proposal; 

– Collate existing traffic and travel pattern data; 

– Review of existing traffic and transport conditions; 

– Understand the status of any planned and committed infrastructure upgrades as well as land use changes; 

– Estimate trip generation and trip distribution to understand likely implications of the proposed development; 

– Determine likely infrastructure upgrades required to cater for the proposed development; and 

– Identify public and active transport measures and sustainable travel initiatives for the development, as well as 

the likely required parking provision. 

 

1.4 Report structure 

This report has been structured into the following sections: 

– Section 2 provides a summary of the review of all relevant background documents; 

– Section 3 describes the existing transport conditions for all modes of transport; 

– Section 4 describes the proposed development, its access strategy and a review of Council parking and access 

requirements;  

– Section 5 outlines the traffic and transport appraisal which describes the likely trip generation and indicative 

impact from the proposed development as part of the Planning Proposal;  

– Section 6 summarises presents the final conclusions and next steps of the study. 

 

  







Greaton Developments  

St Leonards South – Greaton Development Planning Proposal 8 

2.3 Greater Sydney Services Infrastructure Plan 

The Greater Sydney Services and Infrastructure Plan is a 40-year plan for transport in Sydney. It is designed to 

support the land use vision for Sydney. Building on the state-wide transport outcomes identified in the Future 

Transport Strategy 2056, the Plan establishes the specific outcomes transport customers in Greater Sydney can 

expect and identifies the policy, service and infrastructure initiatives to achieve these. 

To support the liveability, productivity and sustainability of places for the transport network, a Movement and Place 

Framework was developed. The Framework acknowledges that transport networks have different functions and roles 

and serve as both a destination and as a means to move people and goods. The Movement and Place Framework 

will enable us to plan, design and operate the transport network to meet these different needs by providing greater 

transparency, supporting collaboration between those responsible for land use, transport and roads while also 

encouraging input from the community. Through the framework we will be able to design a future network that is 

better used and supports the safe, efficient and reliable movement of goods and the need for liveability of places 

along it.  

Figure 2-3 Different movement environments under the Movement and Place Framework 

 

Source: https://future.transport.nsw.gov.au/wp-content/uploads/2018/plans/Greater_Sydney_Services_Infrastructure_Plan.pdf (April, 2018) 

2.3.1 Future Transport Network 

2.3.1.1 City-shaping network 

The city-shaping network includes higher speed and volume linkages between our cities and centres. The function of 

this network is to enable people living in any of the three cities to access their nearest metropolitan centre within 30 

minutes and to be able to travel efficiently between these metropolitan centres. 

As Greater Sydney transitions to a metropolis of three cities, the city-shaping network will need to expand to provide 

improved access to and between each metropolitan city/centre, particularly Greater Parramatta and centres in the 

metropolitan cluster in the Western Parkland City. 

2.3.1.2 City-serving network 

The city-serving network will provide high-frequency services within a ~10km radii of the three metropolitan 

cities/centres. This will support access within some of the densest land use in Greater Sydney where demand for 

travel is most concentrated. As these inner urban areas in each of the three cities develop and become denser, the 

government will investigate the prioritisation of on-street public transport services and invest in higher frequency 

services. 
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2.5 Western Harbour Tunnel Beaches Link 

The Western Harbour Tunnel and Beaches Link (WHTBL) project is a NSW Government initiative to improve the 

capacity of the road network surrounding the Sydney Harbour as well as providing a direct link from Sydney Harbour 

to the northern beaches region. Together the Western Harbour Tunnel and Beaches Link program of works would 

form a new integrated north-south motorway connection that would reduce congestion, improve journey times, 

support rapid movement of people and freight, and enhance the resilience of the road network across Sydney. 

The Western Harbour Tunnel and Beaches Link program of works includes: 

– The Western Harbour Tunnel and Warringah Freeway Upgrade project, comprising a new tolled motorway 

tunnel connection across Sydney Harbour, and the Warringah Freeway Upgrade to integrate the new motorway 

infrastructure with the existing road network and to connect to the Beaches Link and Gore Hill Freeway 

Connection; and 

– The Beaches Link and Gore Hill Freeway Connection, including a new tolled motorway tunnel connection from 

the Warringah Freeway to Balgowlah and Frenchs Forest, and upgrade and integration works to connect to the 

Gore Hill Freeway. 

 

In particular, the Beaches Link project is proposed to span from Gore Hill Freeway, at Artarmon, to Burnt Bridge 

Creek Deviation, at Balgowlah, and Wakehurst Parkway at Seaforth, as shown in Figure 2-6. 

Figure 2-6: Indicative alignment of the Beaches Link 

 

Source: Roads and Maritime Services, 2017 
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2.6 St Leonards Crows Nest Planned Precinct 

2.6.1 Overview 

With the new metro station planned at Crows Nest, the Department of Planning and Environment recognises an 

opportunity to renew and activate the St Leonards and Crows Nest precinct by providing new homes and jobs close 

to transport, open space and social infrastructure. To facilitate this, a Land Use and Infrastructure Implementation 

Plan is currently under review to provide the strategic planning framework to guide the future development and 

infrastructure delivery over the next 20 years. 

A Draft Plan was released for the precinct in October 2018 that identified the vision, objectives and design principles 

for the precinct.  

The vision for the precinct in 2036 is that it will be a “major centre for workers, residents, students and visitors, 

offering a variety of homes, jobs and activities for the diverse local population. The area will continue to be a place 

that people are proud to work in, visit and call home”. It forecasts that over the next 20 years 16,500 new jobs will be 

delivered in the area due to continued growth in the health and technology centres. The vibrant community with cater 

for people of all ages, through a diverse range of homes supported by community services, open spaces and unique 

local experiences.  

The vision for Movement in the Draft Plan shows the importance of the St Leonards Crows Nest precinct being an 

accessible place. This involves being an attractive and easy area to walk, cycle and move through and by improving 

a variety of local and regional connections.  

The Movement objectives in the St Leonards and Crows Nest area include; 

– Providing clear and direct pedestrian and cycle routes to priority destinations such as St Leonards Station, 

Crows Nest Station, Royal North Shore Hospital and St Leonards TAFE; 

– Undertaking footpath and cycle path improvements; 

– Improving pedestrian crossings; 

– Strengthening connections between the two stations; 

– Promoting the provision of end of trip facilities to support cycling; 

– Limiting the amount of car parking provided with new developments subject to outcomes of traffic and transport 

modelling; 

– Encouraging the use and accommodation of share car facilities; and 

– Undertaking improvements to road connections.  

 

Based on these movement principals, the following local character statement movement principles were established; 

– Deliver connectivity improvements to and around St Leonards and Crows Nest stations to make it easy to travel 

to schools, work, shops and meet up with friends both within the area and further afield; 

– Investigate new and improved cycleways and walkways to make it easy, safe and comfortable to move within 

the local area; 

– Consider more opportunities to safely cross the Pacific Highway; and 

– Consider a coordinated parking strategy to manage the community’s needs, while minimising traffic congestion.  

 

Figure 2-7 highlights the Local Character Movement principles for the area.  
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Figure 2-9: St Leonards and Crows Nest proposed infrastructure map 

 

Source: NSW Department of Planning & Environment, 2018 

2.6.3 Existing Transport Conditions Report 

The existing transport conditions as documented in the Existing Transport Conditions Summary Report prepared by 

Cardno (May 2017) highlighted the following opportunities relevant to the subject sites in St Leonards South: 

– High public transport commuting mode share from precinct; 

– Demonstrated cycling demand for direct routes; 

– Popularity of, and support for, car share; 

– Reduced need for vehicle ownership and parking spaces due to the potential for developments close to major 

transport interchanges; 

– Comprehensive current and future public transport network; 

– The introduction of Sydney Metro could be accompanied by optimisation of train and bus services; 

– Crows Nest Metro Station provides the opportunity for the provision of cycling infrastructure; and 

– Urban renewal will allow for street reconfiguration to accommodate walking and cycling facilities, reduce vehicle 

space, provide new through site links, pedestrianise areas and activate laneways. 

 

2.6.4 Strategic Transport Study Report 

The Strategic Transport Study Report identifies that residents and workers within the St Leonards and Crows Nest 

area use a range of transport options, which includes public transport and the use of private vehicles. The community 

recognise that use of private transportation must be managed to reduce traffic congestion. 

Public transport options and access to other parts of Sydney are positive features the community like about the area, 

and they look forward to the further enhancement of public transport within the area when the new metro station 

comes online. 
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2.7 Lane Cove Council St Leonards South Planning Proposal 

2.7.1 Overview 

Lane Cove Council prepared a Planning Proposal in September 2017 for the St Leonards South Area, bounded by 

Marshall Avenue to the north, Park Road to the west, River Road to the south and Canberra Avenue to the east. The 

Planning Proposal is to amend Lane Cove Local Environmental Plan 2009 to implement the recommendations of 

Council’s adopted St Leonards South Master Plan. 

It proposes to create a high amenity residential precinct supporting the principles of transit-oriented development 

(TOD) and liveability near the existing St Leonards Rail Station and future Crows Nest Sydney Metro Station. The 

proposal would: 

– Rezone the precinct for apartments with site-specific FSRs and heights; and  

– Provide for two community facilities and child care centres, open space, shared green spines, east-west 

pedestrian/ cycle connectivity, key worker housing and a link road. 

 

2.7.2 St Leonards Cumulative Transport and Accessibility Study 

Lane Cove Council engaged ptc. to conduct a Transport and Accessibility Assessment (September 2017) for 

pedestrian, bike and public transport demand generated by the planned growth of the St Leonards South and East 

precinct, within the Lane Cove LGA. An additional 4,500 dwellings and 36,000m2 of commercial floor space will be 

developed over the next 10-20 years in the Lane Cove portion of St Leonards, which are located on the southern side 

of Pacific Highway and both sides of the railway line. 

The study identified that there are many gaps and deficiencies on the pedestrian network in both precincts due to all 

the major transport hubs being located on the northern side of Pacific Highway whereas the two precincts are located 

on the southern side. In the study area, a number of signalised pedestrian crossings are provided; however, marked 

foot crossings are not provided in all approaches. Motorised traffic is given priority at the highway whilst the 

pedestrian experience has low priority throughout the day. In addition, the existing steep topography in the southern 

precinct affects the pedestrian travel paths and there is currently no east-west connectivity between the precincts. 

This results in long detours while walking from one precinct to another. The planned development in the study area 

provides an opportunity to improve the pedestrian connectivity and permeability. 

The current on-road bike network has poor coverage, not providing local or regional connections. The study identifies 

that a new cycling network can be integrated into the redevelopment of these precincts. 

The existing bus network at St Leonards has good network coverage. Following the operation of Sydney Metro 

(2024), the existing bus network could be reviewed and altered as necessary by the State Government. A bus 

interchange could be incorporated as part of the plaza development. 

The proposed over rail plaza and the additional pedestrian underpass across the Pacific Highway would improve the 

pedestrian connectivity and permeability between the precincts. However, the design of the proposed plaza should 

provide sufficient east-west bike connectivity. 

2.7.2.1 Active Transport Network Recommendations 

Due to the significant population and employment growth in the southern and eastern precincts, the future pedestrian 

networks should be integrated with the key public transport hubs, as well as the precincts’ diverse land uses. Further, 

pedestrian connectivity and permeability should be established between the two precincts. 

In the southern precinct, north-south pedestrian footpath should aim to achieve the maximum pedestrian grade (1:20) 

where feasible, along with appropriate crossing points to the new pedestrian desire lines. 

To accommodate the proposed level of growth, this report recommends the pedestrian infrastructure in the study 

area as shown in Figure 2-10. The pedestrian infrastructure that are relevant to St Leonards South includes: 

– 2.5m wide shared path on the eastern side of Park Road that connects to the future park between Park and 

Berry Roads;  

– 2.5m wide shared path on the eastern side of Holdsworth Avenue as it will provide pedestrian and bike 

connections to the north-east (towards the plaza);  



Greaton Developments  

St Leonards South – Greaton Development Planning Proposal 19 

– 2.5m wide shared path on the western side of Berry Road as it will provide a direct connection to Reserve Road 

via the Pacific Highway;  

– 2.5m wide shared path on the western side of Canberra Avenue;  

– 1.5m wide footpath on the eastern side of Berry Road and Canberra Avenue to minimise any gap or missing 

pedestrian link within the precinct;  

– A new pedestrian and bike connection between Berry Road and Canberra Avenue is likely to be needed. This 

path would ideally be connected by stairs, ramps and lifts to ensure the usability and amenity of public and 

private open spaces;  

– Refuge islands and wombat crossings are recommended at various locations for pedestrian safety and 

accessibility (refer to Figure 2-10);  

– Additional pedestrian crossing facilities at the existing signalised intersections along Pacific Highway with 

Reserve Road, Herbert Street, Christie Street and Oxley Street;  

– Traffic lights at the intersection of River Road / Canberra Avenue which will not only establish the regional 

pedestrian and bicycle connectivity to North Sydney Council (e.g. Wollstonecraft station) but also provide a 

secondary vehicular access to/ from the southern precinct. As an alternative, a signalised pedestrian crossing 

could be considered in River Road just west of Canberra Avenue; and  

– Either a new pedestrian underpass, or an upgrade of the existing underpass. 

 

Figure 2-10: St Leonards South recommended pedestrian network 

 

Source: St Leonards Planning and Accessibility Study, ptc., 2018 

The future bike network within the southern and eastern precincts should be integrated with the key public transport 

hubs and its diverse land uses such as residential, commercial, parks, hospital, educational institutions etc. A 

connected and accessible bicycle facility should also satisfy the needs of specific user groups by providing a common 

and legible network. 
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The proposed bicycle network in the study area is shown in Figure 2-11. The key consideration in developing the 

bike network is to establish the east-west and north-south connection to the diverse land uses and transport hubs. 

This would include: 

– Construction of shared paths on at least one side of the north-south and east-west roads; 

– Extension of the shared path between Greenwich Road and Greenwich Public School until Canberra Avenue; 

– Additional crossing facilities along Pacific Highway and River Road; 

– Upgrade of bicycle parking; 

– Installation of bicycle lanterns at signalised crossing facilities; and 

– Installation of appropriate wayfinding signage. 

 

Figure 2-11: St Leonards South recommended bicycle network 

 

Source: St Leonards Planning and Accessibility Study, ptc., 2018 

The study concluded that the above recommendations would be sufficient to cater for the estimated additional 

pedestrian and cyclist traffic daily. 

2.7.2.2 Public Transport 

The North Shore train line is nearing capacity during peak times and will not cater for the additional demand 

generated by development. However, the new Sydney Metro station will easily cater for further demand arising from 

the planned growth in St Leonards South. The Sydney Metro, together with upgrades across the existing rail network, 

will result in an increase in train capacity by more than double the existing. The current bus network operating within 

St Leonards has good coverage and, upon completion of the Metro, some buses could be rerouted to other areas as 

such a high frequency alternative transport will be available.  
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Figure 2-13: St Leonards South Draft DCP – indivative vehicle access 

 

Source: Annand Associates Urban Design, 2017 

Figure 2-14: St Leonards South Draft DCP – desirable pedestrian links 

 

Source: Annand Associates Urban Design, 2017 
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2.8 Lane Cove Council bike plan 

The 2013 Lane Cove Council Draft Bicycle Plan provides recommendations based on a review of the 2008 Plan, and 

the status of works proposed in 2008. In the Precinct, three routes were proposed in the 2008 Plan, which remain 

incomplete.  

– Regional Route B3: A shared path along the western side of the Pacific Highway, extending from the 

intersection of Longueville Road near the Gore Hill Freeway to the intersection with Albany Street, past the LGA 

border;  

– Regional Route B4: A shared path along the northern side of River Road, extending from the intersection of 

Longueville Road to the intersection with Shirley Road; and  

– Local Route B18: A combination of shared paths, on-road shoulder lanes and mixed traffic facilities connecting 

Greenwich Road with St Leonards Station.  

 

An additional route (Route A9) was proposed in the 2013 Plan. This route extends from the intersection of the Pacific 

Highway with Berry Street, and proceeds via Marshall Lane, Canberra Avenue, Lithgow Street, Christie Lane, 

Christie Street and Nicholson Street to tie in with existing routes at the intersection of the Pacific Highway with 

Christie Street, and Oxley Street with Nicholson Street. The primary aim of this route is to complete a missing link in 

the network on the southern side of the Pacific Highway and facilitate travel across Council LGA boundaries.  

Lane Cove Council is also investigating a new east-west cycle link between Greenwich and Wollstonecraft. 
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3.0 Existing conditions 

3.1 Travel behaviour 

3.1.1 Journey to Work Data 

The 2011 Journey to work data from the Transport Performance and Analytics was analysed to determine current 

travel behaviour of the existing land uses and surrounding travel zones during peak periods. The proposed 

development is located within travel zones 1832, 1844 and 1911. The travel zones analysed for the travel behaviour 

are shown in Figure 3-1. 

Figure 3-1 Travel zone 1832, 1844, and 1911 locations 

 

Source: Transport for NSW, 2019 

In 2011 when the Journey to Work data was recorded, residences would have been characterised by a mix of low 

and high density residential with a mix of other uses around St Leonards Station and the Pacific Highway. The 

departure travel mode split is shown in Figure 3-2. 
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3.2 Pedestrian network 

The current conditions for pedestrians in St Leonards South have significant constraints. The lack of crossing 

facilities and significant traffic congestion on Pacific Highway lead to pedestrian safety issues. Pedestrian desire lines 

make this is a popular place to cross. To the south, River Road carries significant volume of regional traffic and lacks 

a formalised crossing facility within the study area. A substandard refuge island is provided near Canberra Avenue, 

however, there is no other designated crossing facility within 400m to the west (at Greenwich Road) or 330m to the 

east (at Lithgow Street). 

The existing pedestrian connections between Berry Road and Holdsworth Avenue with River Road via ramps and 

stairs are substandard and have night time security issues due to poor lighting. Refer to Figure 3-6 for the existing 

pedestrian infrastructure. 

Figure 3-6: Existing pedestrian infrastructure for St Leonards South 

 

Source: SCT Consul ing, January 2019 

Additionally, the steepness of the St Leonards South precinct leads to issues for access for certain groups or people, 

such as people with disabilities and people with prams. This, along with a lack of wayfinding signage, leads to some 

difficulties navigating the area. Park Lane has a change in height of approximately 25m from Pacific Highway to River 

Road. The significant grade differences north-south make walking along the north-south axis challenging. East-west 

links have an important role in the future master plan to mitigate the grade challenges in the walk to the station. This 

is also important in providing connectivity to the future Sydney Metro Crows Nest Station, which is within 800m as the 

crow flies, but is over a kilometre from the heart of St Leonards South due to the lack of east-west connectivity. 
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3.3 Bicycle network 

St Leonards South has limited provision of separate cycleways and shared paths, as well as the challenging 

topography, highly motorised roads and the prevalence of kerbside parking, has reduced the safety and 

attractiveness of cycling in the area. Some of the main constraints for cyclists in the area include inconsistent 

wayfinding signage, an incomplete cycling network, no bicycle lantern for crossing Pacific Highway and substandard 

bike parking at St Leonards Station.  

Figure 3-7: Existing cycling facilities for St Leonards South 

 

Source: SCT Consul ing, January 2019 
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3.4 Public transport 

The St Leonards South precinct is within easy walking distance of the St Leonards Station. St Leonards Station is 

located on the northern side of Pacific Highway. Additionally, Wollstonecraft Station is located within 800 metres of 

the area. Both stations provide rail connections along the T1 line. The T1 (the North Shore and Northern and the 

Western line) operates at a frequency of approximately 3 minutes during peak periods and between 5 to 10 minutes 

during the off-peak period. 

In addition to frequent train services, a large number of bus services operate along Pacific Highway that provide 

connections to key centres including Chatswood, North Sydney, Manly, the Sydney CBD, Bondi as well as The Hills 

District. There is only one bus route that operates from River Road, operating between Lane Cove and the City. The 

bus services in vicinity of this site are: 

– 143 – operated by State Transit, Manly to/from Chatswood via Balgowlah and St Leonards; 

– 144 – operated by State Transit, Manly to/from Chatswood via Royal North Shore Hospital; 

– 200 – operated by State Transit, Bondi Junction to/from Chatswood; 

– 252 – operated by State Transit, Gladesville to/from City via North Sydney; 

– 254 – operated by State Transit, McMahons Point to/from Riverview; 

– 261 – operated by State Transit, Lane Cove to/from the City; 

– 265 – operated by State Transit, Lane Cove to/from North Sydney via Greenwich; 

– 286 – operated by State Transit, Denistone East to/from Milsons Point via St Leonards and North Sydney; 

– 287 – operated by State Transit, Ryde to/from Milsons Point via St Leonards and North Sydney; 

– 290 – operated by State Transit – Epping to/from City via Macquarie University and North Sydney; 

– 291 – operated by State Transit – Epping to/from McMahons Point 

– 602X – operated by Hills Bus, Rouse Hill to/from North Sydney; 

– 612X – operated by Hills Bus, Kellyville to/from Milsons Point; 

– 622 – operated by Hills Bus, Dural to/from Milsons Point via Cherrybrook; 

– 653 – operated by Hills Bus, West Pennant Hills to/from Milsons Point; 

– M20 – operated by State Transit, Botany to/from Gore Hill; 

– N90 – operated by State Transit, Hornsby to/from City via Chatswood 

– N91 – operated by State Transit, Bondi Junction to Macquarie Park via City 

 

The Gore Hill Loop is a free shuttle bus service that connects St Leonards Station with the Gore Hill business and 

technology precinct, providing a dedicated public transport connection for employees transferring from train services. 

The service runs between a shared stop (with the Artarmon Loop) on the western side of Herbert Street and two 

stops adjacent to the Fox Sports and Australian Stock Exchange buildings at Gore Hill. 

The Artarmon Loop is a free Willoughby City Council bus service that operates along three routes, connecting St 

Leonards Station with the Artarmon sub-precinct, Artarmon train station, or Royal North Shore Hospital depending on 

the time of day. During peak periods, the shuttle connects the shared bus stop (with the Gore Hill Loop) on Herbert 

Street with 16 designated stops through the industrial area. Outside of peak periods, the shuttle proceeds further 

north to service the Artarmon local centre and train station and diverts along Westbourne Street to link to the Royal 

North Shore Hospital.  

Interchange is provided at Pacific Highway bus stops near St Leonards Station. The southbound stop provides a 

relatively simple interchange experience. Northbound stops near the station are across the Pacific Highway in several 

locations. The interchange between the northbound stops and St Leonards Station is longer and circuitous. The bus 

stops in vicinity of the site are summarised in Table 3-4.  
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3.5 Road network 

The site is situated in what is currently a low-density residential area. The East Quarter is bounded by Berry Road, 

River Road and Holdsworth Avenue. The West Quarter is bounded by Park Road, River Road and Holdsworth 

Avenue.  

The Pacific Highway is a state road located just outside the St Leonards South precinct with a high movement 

function. It is generally configured with three through lanes in each direction, but occasionally with two lanes where 

turning lanes are provided at some intersections. Where there are three lanes, parking is generally allowed in the 

kerbside lane during off-peak periods. Through the St Leonards and Crows Nest Precinct, there are 14 signalised 

intersections. It is obvious from the frequent change in the number of through lanes that the corridor is space 

constrained by surrounding development.  

The high movement function along the Pacific Highway is prioritised with restrictions to pedestrian crossing 

movements and vehicle turning movements at several locations within the corridor. This configuration leads to the 

circuitous movement of vehicles through the Precinct. In some locations, there are limited opportunities to turn right 

from Pacific Highway. Vehicles may be required to first turn left, traverse local streets to then go back to the Pacific 

Highway to cross to the opposite side. 

River Road is located at the southern end of the St Leonards South precinct. It provides a key link to suburbs to the 

west of the area, including Greenwich, Longueville and Lane Cove. Shirley Road is at the eastern end of River Road, 

which also connects across the Pacific Highway to Falcon Street.  

A number of local roads in the St Leonards South precinct are cul-de-sacs that direct general traffic onto the roads 

throughout the area that connect to the wider network. Lane Cove Council planned and designed the street network 

to discourage through traffic but still allow servicing. The roads in or immediately bordering the area are Park Road, 

Berry Lane, Berry Road, Holdsworth Avenue and Canberra Avenue running North – South, and River Road and 

Marshall Avenue running East – West.  

Figure 3-9: Road network hierarchy 

 

Source: SCT Consul ing, January 2019 
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Daily vehicle volumes from the traffic surveys completed on 17th November 2016 at 18 locations throughout the 

Precinct confirm that the Pacific Highway is the main thoroughfare for drivers with over 20,000 vehicles using certain 

stretches of this road in both directions. There is also a high level of vehicles on Falcon Street, with approximately 

10,000 vehicles in both directions. The Pacific Highway experiences the highest volume of private vehicles through 

the Precinct, and road network congestion is evident during peak periods. 

Key distributor roads, such as Shirley Road, River Road, Herbert Street and Greenwich Road providing access to the 

Pacific Highway currently have a demand of between 4,000 – 8,000 vehicles per day. 

3.6 Parking 

There are a variety of street parking spaces surrounding the site. On-street parking is provided along Canberra 

Avenue, Berry Road and Park Road with restriction of 1 to 2-hour duration. Unrestricted on street parking is also 

provided on both sides of Holdsworth Avenue. Parts of River Road are no parking, while other parts do not allow 

parking between certain hours from Monday to Friday and provide unrestricted parking during other periods. See 

Figure 3-13 for a detailed breakdown of parking in the area.  

Figure 3-10: On-street parking provision in St Leonards South 

 

Source: SCT Consul ing, January 2019 

There are two off-street public car parks available a short distance from the site; Clemenger Garage and Gore Hill 

Oval. Clemenger Garage has a fee of $50 per day, while Gore Hill Oval has three sections with different restrictions; 

– 2 hours free; 

– 4 hour limit at $3.50 per hour; and 

– All day parking for $11.  
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3.7 Car share 

Car share decreases the need for some people to own a car or a second car and can therefore reduce parking 

demand and traffic generation. It differs from traditional car hire companies in that cars can be hired by half hour 

increments and cars are located near to where people live or work. Car share is available from either companies that 

own a vehicle fleet or peer-to-peer services for individual owners to share their vehicles.  

Within the Precinct, GoGet is currently the sole operator. A map of the GoGet parking locations is shown in 

Figure 3-10. There are approximately 30 Go Get cars in the Precinct. There are two car share parking locations on 

Canberra Avenue within the St Leonards South precinct, as well as a significant number in the St Leonards and 

Crows Nest town centre within walking distance, generally close to higher density residential and business land uses.  

Peer to peer car share services generally offer both cheaper and more expensive hire rates than GoGet depending 
on the value of the vehicle. Peer to peer car share services available in the Precinct include:  

– Car next door; and  

– Drive my car.  

 

Figure 3-11: GoGet Car Share parking locations 

 

Source: https://www.goget.com.au (viewed March 2017) 
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4.0 The Planning Proposal 

4.1 Proposed development 

This planning proposal seeks to amend the planning controls applying to the subject sites under Lane Cove LEP 

2009 to: 

– change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

– alter the maximum permissible heights applying to the subject land from 9.5m to  part 2.5m, 15m, 31m, 32m and 

37m as shown on the proposed maximum height map 

– change the maximum floor space ratio applying to the subject land from 0.5 and 0.6:1 to 2.75:1 as shown on the 

proposed FSR map  

– alter the existing minimum lot size map to remove the subject land from the application of clause 4.1 

– amend clause 4.6 to provide that the maximum height and FSR development standards applying to the subject 

land cannot be varied at the future development application stage 

– include a special provision which requires that any development must be consistent with the St Leonards South 

Masterplan and the St Leonards South Development Control Plan 

– provide for the compulsory acquisition of land for a new east west link road, and 

– include a new plan which requires the delivery of relevant community infrastructure applicable to the subject 

land as previously identified by Council in Planning Proposal 25. 

 

The subject planning proposal is consistent with Council initiated Planning Proposal 25 for St Leonards South and 

with Council’s St Leonards South Draft Masterplan (2014) and St Leonards South Landscape Master Plan 

(September 2017).  It is also consistent with Council’s Draft LEP amendment, St Leonards South Draft DCP (October 

2017) and Draft 2036 Plan prepared by the Department and currently on exhibition.  

The Draft 2036 Plan clearly states that “Councils can still consider and progress planning proposals for individual 

sites and the St Leonards South area while this plan is being finalised.” It is therefore clear that it is open to Council 

to progress the St Leonards South Planning Proposal ahead of finalisation of the Draft 2036 Plan.  Notwithstanding 

Council has signalled an intention not to do so.  Accordingly Greaton is seeking separate rezoning, and concurrent 

Concept DA approval, for each of its landholdings.  

The Greaton development sites are located within the St Leonards South redevelopment area which has been 

identified in a succession of strategic planning documents as appropriate for high density residential development.  

Council has undertaken significant work to progress rezoning of the area and to identify appropriate future planning 

controls.  Greaton supports these proposed controls and seeks to ‘unlock’ the development potential of its sites whilst 

at the same time providing certainty to Council and the community regarding the proposed design quality.  It is 

envisaged that the proposed developments will set the benchmark for future development in the area and will 

alleviate community concern over the quality of development to be established within the area.  To this end Greaton 

has engaged pre-eminent award winning architects Koichi Takada Architects (KTA) to design proposals for each of 

its sites. KTA are part of a new generation of architects that aim to ‘naturalise’ architecture in the urban environment.   

4.2 History 

As noted above the St Leonards South redevelopment area has long been earmarked for redevelopment with the 

process to rezone the land formally commencing in mid 2012 when Lane Cove Council resolved to undertake a 

master planning process for a 20ha precinct in St Leonards bounded by the Pacific Highway to the north, the railway 

line to the east, River Road to the south and Greenwich Road to the west. The project known as the St Leonards 

Strategy was undertaken in two parts: a Stage 1 Precinct Report and Stage 2 Growth Scenarios Report. 

Stage 1 of the St Leonards Strategy included: 

– consideration of the current State, metropolitan and local strategic planning context 

– a summary of existing conditions such as land use, demographic profile, urban structure and built form, public 

domain and natural features, vehicular and pedestrian access and movement, and physical infrastructure 

– community consultation, and 
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– an analysis of issues and opportunities for the precinct. 

 

Following this initial work, the project progressed to Stage 2 and the preparation of the Draft St Leonards South 

Masterplan by Annand Associates Urban Design (Dec 2014).  The objective of the Masterplan was to recommend a 

development strategy for the Precinct which was identified as being within immediate proximity of St Leonards 

Station and suitable for increased density. The study noted that “Council foresaw a need to prepare for future growth 

pressures and work within its community to ensure any future development has regard to infrastructure capacity, the 

need for controlled growth (timing, zoning, heights) and improved amenity for both existing and new residents.” 

The Draft St Leonards South Masterplan concluded that “it is undeniable that the St Leonards South Precinct will 

over time be required to support increased density particularly in close proximity to the railway station.”  The 

masterplan considered a range of development options for the precinct and recommended a vision for its future 

development which would ensure that: 

New and diverse housing opportunities will emerge in St Leonards South and be supported by convenience 

shopping, cafes, bars, entertainment venues and community facilities in a high quality environment served 

by excellent public transport and high levels of walking and cycling accessibility, thus creating a desirable 

place for cosmopolitan urban living.  

The masterplan recommended that the future development of the precinct be based on the principles of Sustainable 

Urbanism, Transit-Oriented Development and the stated St Leonards South Precinct Planning Principles and 

Standards. 

The draft masterplan was considered by Council at its meeting of 13 July 2015 and Council resolved to adopt the 

Masterplan with the addition of the area up to Park Road east side. Council also agreed to proceed with the proposal 

and to translate recommendations into: 

– a draft Local Environment Plan (LEP) containing various legal mechanisms (zones; building heights; FSR; etc); 

– a draft Development Control Plan (setbacks; open space; transitions; parking; etc); 

– a draft Development Contributions Plan (which will include a suitable provision for Key Worker Housing;); and 

– a draft Landscape Masterplan (to be incorporated into the DCP). 

 

Following the 2015 resolution Council progressed the rezoning of the St Leonards South area culminating in the 

issue of a Gateway determination by the Department of Planning and Environment on 2 September 2016.  The 

determination related to Council’s request to amend the zoning, floor space ratio, lot size and height of buildings 

controls under Lane Cove LEP 2009 for the St Leonards South Precinct in accordance with the Masterplan. 

In October 2017 Council resolved to exhibit the Draft Local Environmental Plan amendment for St Leonards South in 

conjunction with a proposed Draft Development Control Plan, Draft Landscape Masterplan (prepared by Occulus, 

2017) and a Draft Section 94 Plan for a period of 8 weeks from Monday 30 October 2017. The exhibition ended on 5 

January 2018. 

In March 2018 Council further considered the St Leonards South Planning Proposal in conjunction with a Mayoral 

Minute which detailed discussions between the Mayor and the local Member for Lane Cove, Anthony Roberts MP 

regarding the Planning Proposal.  The minute noted that a key issue for Council in relation to the Planning Proposal 

was that the State Government was concurrently working on the St Leonards / Crows Nest Station Planned Precinct 

and that this precinct encompassed the St Leonards South area. The Mayor recommended that the planning 

proposal be placed on hold until after the public release and consideration of the St Leonards / Crows Nest Planned 

Precinct Draft Land Use Infrastructure and Implementation Plan (LUIIP). The Mayor also noted the need for 

assurances from the State Government, that should the Planning Proposal proceed, Council will have satisfied its 

housing supply targets to 2026.  At the March 2018 meeting Council resolved, among other matters, to seek an 

extension of time to complete the St Leonards South Planning Proposal to allow for the public release and 

consideration of the Department of Planning and Environment’s St Leonards / Crows Nest Planned Precinct Draft 

Land Use Infrastructure and Implementation Plan. 

In light of Council’s resolution, an amended Gateway determination was issued by the Department on 23 April 2018 

which provided for an extension to the completion date for the Planning Proposal (Planning Proposal 25) to 2 June 

2019. 

The St Leonards / Crows Nest Planned Precinct Draft Land Use Infrastructure and Implementation Plan, now known 

at the Draft St Leonards Crows Nest 2036 Plan (Draft 2036 Plan), was released by the Department for public 

comment in October 2018 with the closing date for submissions being 8 February 2019. Whilst Council’s reason for 
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deferring further consideration of its planning proposal for St Leonards South was to enable it to consider the 

implications of the Draft 2036 Plan, the plan was released essentially with no change to Council’s Planning Proposal.  

Rather the Draft 2036 Plan incorporates the proposed zonings, heights, FSR’s etc. specified in Council’s Planning 

Proposal noting, in respect of St Leonards South, that: 

feedback in response to the Local Character Statement consultation undertaken by the Department in 

March 2018 included a range of differing and sometimes opposing views on the proposal.  There were 

different views about the extent of the boundary of the proposal as well as how dense the proposal should 

be.  However the community agreed that high quality design is important to future development (Draft 2036 

Plan, Oct. 2018). 

The Draft 2036 Plan ultimately recommends referral of the Council Planning Proposal for St Leonards South to an 

independent panel for review to ensure consistency with conditions of the Gateway determination and the draft plan.  

It identifies Design Principles relating to the St Leonards South site which it notes should be considered by the 

independent panel.  The Design Principles articulated comprise: 

 

St Leonards South Design Principles (2036 Plan) 

▪ Consider accessibility to St Leonards and Crows Nest Stations 

▪ Minimise overshadowing of public open space and streets with a significant public domain function 

within and outside of the Plan boundary 

▪ Minimise overshadowing of Heritage Conservation areas and residential areas outside of the Plan 

boundary 

▪ Ensure new open spaces improve connections to existing surrounding open spaces 

▪ Improve active transport connections 

▪ Consider cumulative traffic impacts, and 

▪ Transition buildings appropriately to lower scale buildings. 

At the time of writing the Draft 2036 Plan remains on public exhibition and the independent panel review of the 

Council’s St Leonards South Planning Proposal (Planning Proposal 25) has not yet commenced.  Council has 

however recently undertaken consultation on the Draft 2036 Plan with the local community.  Council has also further 

resolved (at its extraordinary meeting of 29 October 2018) to “request that the Independent Planning Commission 

assessment of the St Leonards South Masterplan (and Planning Proposal) be conducted in public and commence 

after the St Leonards and Crows Nest 2036 Plan is finalised.” 

4.2.1 Summary 

Planning for the redevelopment of the St Leonards South area has been ongoing since mid-2012.  Although Council 

has consistently been working through the rezoning process since that time, there have been extensive delays to the 

process notwithstanding that it has been consistently agreed that the area is suitable for redevelopment as proposed.  

Most recently Council has indicated that it is its preference that the recommended independent review of the St 

Leonards South Planning Proposal not occur until the Department’s Draft 2036 Plan is finalised.  The timing of this is 

unknown and it would appear that there are significant issues to be resolved as part of the Plan, issues which do not 

relate to St Leonards South.  In this context it is understood that finalisation of the 2036 Plan could take many months 

if not years. 

The subject proponent initiated Planning Proposal therefore seeks to unlock the development of the Greaton owned 

St Leonards South sites and de-couple them from the Draft 2036 Plan process.  Existing delays are causing 

significant holding costs to the landowner and appear to be unwarranted.  Accordingly, Greaton has prepared this 

proponent initiated Planning Proposal, and associated Concept Development Applications, to provide additional 

certainty to Council and the community regarding the scale, amenity and design quality of the development proposed 

for the subject sites.  This planning proposal also forms Greaton’s submission to the review of Council’s Planning 

Proposal to be undertaken by the Independent Planning Commission (IPC) and demonstrates compliance with 

Council’s vision for the area and the Draft 2036 Plan St Leonards South Design Principles (refer above). 
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4.3 Proposed access strategy 

4.3.1 Vehicular access 

The proposed site has several access points along Pacific Highway and River Road, as shown in Figure 4-1. Pacific 

Highway can be accessed from Park Road, Berry Lane and Berry Road. River Road can be accessed from Park 

Road and Berry Lane. Residents can use the Pacific Highway access points to travel towards the North Shore, 

Epping, Rhodes and Parramatta, or the Sydney CBD, Southern Sydney and the Northern Beaches. Residents can 

use the River Road access points to travel towards Ryde, Drummoyne and Rozelle, or the Sydney CBD, Southern 

Sydney or the Northern Beaches.   

Figure 4-1 Proposed vehicle access locations 

 

Source: SCT Consul ing, 2019 

The DCP proposes that car park accesses should be off Park Road, Berry Road and Holdsworth Avenue, with east 

west connections being reserved for through-site links. It is proposed to amend the access points for the West 

Quarter and East Quarter to be onto the private through-site access roads. There are a number of benefits to this 

approach: 

– Nil impact from the car park entrance on existing street parking, resulting in more on-street parking spaces; 

– Improved amenity and comfort for north-south footpaths, with fewer interactions with vehicles; and 

– Reduced impact on existing trees where proposed car park entrances  

 

An example of the proposed access arrangement is provided in Figure 4-2, which is for West Quarter. 



Greaton Developments  

St Leonards South – Greaton Development Planning Proposal 42 

Figure 4-2 Car park access approach onto the through-site access road 

 

Source: Koichi Takada, 2019 

4.3.2 Temporary access arrangements for 26 and 28 Park Road 

Delivery of the green spine requires implementation of a temporary access driveway to the rear of 267 and 28 Park 

Road, as the access for these lots is to the east – which is cut off by delivery of the green spine. Figure 4-3 illustrates 

the location of the temporary access driveway. 

Figure 4-3 Temporary access arrangements for 26 and 28 Park Road 

 

Source: Koichi Takada, 2019 

In the long term, it is expected that 26 and 28 Park Road will redevelop. The architectural plans for the West Quarter 

accommodate transition to the redeveloped form of these lots, including: 

– Access arrangements for the car park of 26 and 28 Park Road via a punch-through wall in the basement to the 

proposed development;  
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– Architectural design such that the sites adjoin appropriately; and 

– Removal of the temporary access driveway. 

Figure 4-4 Long term access arrangements for 26 and 28 Park Road 

 

Source: SCT Consul ing, 2019 

As such, the access arrangements for 26 and 28 Park Road are considered appropriate, enabling the West Quarter 

to be delivered in advance. 

4.3.3 Public transport access and connections 

There are no proposed changes to public transport access from the site. Being within 400 to 800m of St Leonards 

Station and 1km from Crows Nest Metro Station, the level of public transport access from the site is very high quality 

and consistent with that of a high density residential area. The wide coverage of bus routes provide alternative 

transport options to private vehicle for trips outside of the train line, and connect to key destinations in the Artarmon 

Industrial Area. 

4.3.4 Active transport access and connections 

Substantial work has already been completed to ensure adequate active transport access and connections 

throughout the planned St Leonards South precinct. Refer to Figure 2-10 and Figure 2-11 for the recommended 

pedestrian and bicycle network as per the St Leonards Planning and Accessibility Study. Upgrades will continue to be 

made as per Council’s work in the area. This includes provision of East-West links in order to provide more direct 

routes with reduced gradients for pedestrians and cyclists. Figure 4-5 shows the provision of one of these links within 

the East Quarter site. The proponent will contribute to these upgrades via a Section 7.11 local government 

contribution including via delivery of pedestrian infrastructure on TSA land. 



Greaton Developments  

St Leonards South – Greaton Development Planning Proposal 44 

Figure 4-5 Proposed East-West Active Transport Connection Site 

 

Source: Koichi Takada, 2019 

4.4 Travel Demand Management measures 

Sustainable transport and Travel Demand Management (TDM) strategies involve the application of policies, 

objectives, measures and targets to influence travel behaviour, to encourage uptake of sustainable forms of 

transport, i.e. non-car modes, wherever possible. TDM measures have proven to reduce congestion created by 

growth within urban areas and unlock urban renewal opportunities. They result in travel behaviour that uses less road 

space than a single occupant vehicle commute and takes advantage of spare transport capacity outside the morning 

and afternoon peaks.  

TDM strategies generally guide all relevant customers (residents, employees and visitors) in changing the travel 

behaviour in the following ways: 

– Reduce travel; 

– Re-mode (consideration of travel via alternative modes); 

– Re-time (consideration of travel at alternative times); and 

– Re-route.  

 

Greaton set up a framework for a more sustainable travel, which has been used as a key principle of planning for the 

development. A Travel Plan should be developed by future developers and monitored by strata management for the 

Norwest Station Precinct community to deliver best practice travel programs and initiatives to manage travel demand 

for a transit-oriented development. Key initiatives and measures of Travel Demand Management Strategies should 

be further developed into a Travel Plan to: 

– Reduce the need to travel  
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• Planning of the wider St Leonards Crows Nest Precinct as a mixed use community to maximise trip 

containment within the precinct and encourage use of active transport (walking and cycling) for short trips.  

– Re-think the mode of travel 

• Walking and cycling: 

○ A highly permeable and safe pedestrian network throughout the development. 

○ Dedicated cycle routes that connect to the regional routes and major transport hubs. 

○ Key design principles to integrate walking and cycling network and facilities into the planning and 

delivery of the development.  

○ High quality, safe and accessible end-of-trip facilities (centralised cycle hubs that are integrated 

within development at convenient locations, on-street secure bicycle storage located conveniently at 

end of cycle destinations, parking hubs for shared bikes, lockers and showers). 

○ Promotion of bicycle initiatives – NSW bicycle week, cycle to work day, free bike check-up events.  

○ Establishment of a Bicycle User / Consultation Group. 

• Public transport: 

○ Provision of frequent public transport services to establish a non-car travel behaviour.  

○ Good quality public transport stops in the vicinity of the development.  

○ Tailored information with clear mapping and walking catchments at public transport stops. 

○ Provision of public transport information from home via television channel or community app.  

• Parking measures to encourage alternative modes of travel: 

○ Reduced parking rates with flexibility in parking arrangements such as shared parking between non-

conflicting uses, shared vehicles parking and / or carpooling to accommodate parking needs of all 

employees.  

○ Parking spaces dedicated to electric vehicles, with charging stations.  

○ Parking spaces dedicated to car share scheme and community car-share vehicles, both on-street 

and incorporated in easily-accessed public car parks.  

• Development and use of carpooling app for the wider precinct and community.  

– Re-time and Re-route journeys: 

• Development of specific community app / community engagement program to enable changing travel 

behaviour which includes:  

○ Active and public transport maps 

○ Personalised journey planner 

○ Notifications to latest travel information  

○ Shared vehicles information 

○ Car-pooling opportunities 

○ Other precinct-related information 

• Real-time information embedded into development and public transport stops.  

• Employers to promote and encourage flexible working hours and arrangements.  

 

While it is important to develop a Travel Plan that is aimed at managing travel demand and reducing reliance on car 

travel, it is more important to monitor and evaluate the effectiveness of individual measures and the need to adjust 

the measures. The planning and implementation of a targeted Travel Plan with the above green travel initiatives / 

principles could support the delivery of a transit-oriented development at St Leonards South that provides significant 

opportunities for alternative travel options and reduces the need for car travel.  
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5.0 Traffic and transport impact appraisal 

5.1 Approach to appraisal 

With the significant volume of quantitative work already undertaken by traffic and transport planners, the impact 

assessment will rely on that work as it has been endorsed by Council for public exhibition.  

5.2 Public transport impacts 

Public transport mode share is very high in the St Leonards South area, with 62% of peak hour trips occurring on 

trains and buses. The Greaton developments would create a combined additional 262 trips predicted during the AM 

peak, and 134 trips predicted during the PM peak, using public transport (see Table 4-3). While the public transport 

network in the area is currently very close to capacity, the completion of the Crows Nest Metro planned service by 

2024, in combination with current services, will be more than sufficient to accommodate for the increased capacity. 

5.3 Active transport impacts 

The proposed upgrades to the pedestrian and cycle networks include undertaking footpath and cycle path 

improvements, improving pedestrian crossings and creating East-West links to enhance connectivity within the 

precinct. The number of walking trips generated during peak periods is 81 during the AM peak period and 41 during 

the PM peak period, which are relatively small figures. Therefore, the number of trips generated by the Greaton 

developments during the peak periods is at a level able to be accommodated by the existing and planned services.  

5.4 Road network impacts 

The scale of additional vehicle trips in the network is less than 40 vehicles per hour in each peak period, which is 

small in comparison to the other proposed developments in the area. Previous traffic modelling by Lane Cove Council 

indicated that with improvements to the network, the cumulative impact of the growth (prior to the Land Use and 

Infrastructure Implementation Plan) was manageable. 

It is recommended that east-west connectivity as defined in the TEF Consulting St Leonards South Traffic Report – 

being a road connection between Park Road and Berry Road be delivered as part of broader planning, as the road 

connection would reduce pressure on individual intersections.  

It is noted that the Department of Planning & Environment’s Land Use and Infrastructure Implementation Plan 

identifies a requirement to undertake cumulative impact assessment. With the significant volume of work undertaken 

to date, there is sufficient evidence for the Department of Planning & Environment to undertake a gateway review and 

consultation with other agencies, with the cumulative traffic impact modelling to follow gateway. The typical process 

for this task would comprise: 

– Engagement with road network stakeholders, such as Council, Roads and Maritime Services and Transport for 

NSW to prepare a traffic modelling methodology that addresses the needs of all parties; 

– Engagement with Department of Planning & Environment to confirm the appropriate growth assumptions for the 

surrounding area; and 

– A consultative modelling process where the traffic modelling methodology is delivered by the proponent in 

partnership with stakeholder agencies. 

 

5.5 Infrastructure summary 

The proponent will deliver the following transport infrastructure on their land: 

– East-west pedestrian connections – land and infrastructure; 

– East-west road connections – land and infrastructure; and 

– Amenity improvements adjoining Park Road, Berry Road, and Holdsworth Avenue. 
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The proponent proposes to provide a fair and reasonable contribution to state and local infrastructure. The details of 

this proposal are contained in the AEC Report attached to this planning proposal. The contribution proposal outlined 

in that report identifies the total state infrastructure contribution. Additional cumulative impact traffic modelling is not 

for the purpose of identifying further contributions. 

5.6 Satisfaction of LUIIP requirements 

The requirements of the LUIIP for St Leonards South are satisfied as follows: 

– Consider accessibility to St Leonards and Crows Nest Stations: the site is located with a direct north-south 

link to St Leonards Station, which is the most direct route possible for the site. Internal footpaths also promote 

these connections. Station access is also considered regarding car parking requirements, with the St Leonards 

Station rates applying; 

– Improve active transport connections: the delivery of footpath connections east-west through the site provide 

the best possible connections to the stations by reducing the need to walk up steep grades for transport users 

across St Leonards South;  

– Consider cumulative traffic impacts: cumulative traffic impact modelling was undertaken in the previous 

stage of planning, which considered relevant uplift in the area. Consideration of the cumulative traffic impacts of 

the LUIIP uplift is proposed post-gateway. 
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6.0 Conclusions and next steps 

6.1 Conclusions 

The Traffic and Transport Study indicates that the impacts of the planning proposal are able to be appropriately 

mitigated by the proposed infrastructure schedule. 

From a transport perspective, the proposal is consistent with the St Leonards South Planning Proposal and 

Department of Planning & Environment LUIIP. 

The scale of traffic impacts for the proposed development is minor and not significant relative to the other proposals 

in the area – comprising only 16% of the total St Leonards South yield. The total traffic generation is less than 55 

vehicles per hour in the peak periods. 

The site is topographically challenged, but the proposed east-west walking and cycling mitigate this so far as is 

practicable. The topography is significantly less steep along the east-west axis, so these links make the station easier 

to access. 

The Department of Planning & Environment LUIIP requirements are fully met by the proposal. 

6.2 Next steps 

After lodgement, the proponent will work with Council and other stakeholders to refine the proposal in line with 

comments. 
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EXECUTIVE SUMMARY 
Urbis has been engaged by Greaton Development Pty Ltd to prepare the following Heritage Impact 
Statement (HIS), for submission with a Planning Proposal for the subject sites.  

The subject sites for this Planning Proposal relate to two parcels of land within the St Leonards South 
proposed redevelopment area, as identified by Lane Cove Council. The St Leonards South redevelopment 
area, in its entirety, is the subject of a separate Council-initiated Planning Proposal which seeks to rezone 
the whole precinct for high density residential development.  

This proponent initiated Planning Proposal by Greaton Development Pty Ltd is consistent with Council’s 
Planning Proposal, however seeks to progress rezoning of land owned by Greaton Development Pty Ltd 
separately having regard to delays in Council’s rezoning Planning Proposal. The subject Planning Proposal 
relates to two sites owned by Greaton Development Pty Ltd herein referred to as the ‘East Quarter’ and 
‘West Quarter’, and two residential blocks separately owned but immediately adjoining the West Quarter site. 

The subject sites do not contain any heritage listed items, and are not located within any heritage 
conservation areas. There is a row of three adjoining heritage items on Park Road to the immediate north-
west of the Western Quarter, on the opposite side of the road. These heritage items are detached residential 
dwellings identified as Item 325 (3 Park Road, ‘Sandringham’), Item 326 (5 Park Road, ‘House’) and Item 
327 (7 Park Road, ‘House’).  

Accordingly, a Heritage Impact Statement (HIS) is required to assess the potential impact of the Planning 
Proposal on the vicinity heritage items.  

The subject Planning Proposal has been assessed herein with regard for its potential heritage impact to 
vicinity heritage items. The Planning Proposal will facilitate future physical redevelopment of the subject sites 
under subsequent DAs, and therefore we have had consideration for the potential heritage impact of these 
future built works, comprising demolition of the existing dwellings and construction of high-rise residential 
buildings.  

There are limited heritage items within the broader vicinity of the subject sites. The closest heritage items to 
the subject sites physically, and the only heritage items to have a visual connection with the subject sites 
(and of the Western Quarter only), are a row of three adjoining heritage items on Park Road to the 
immediate north-west of the Western Quarter, on the opposite side of the road.  

The proposed altered development controls under this Planning Proposal will have no physical impact on the 
vicinity heritage items, as the heritage items are not included in the redevelopment area, and will therefore 
be retained.  

Future redevelopment will alter the setting of the heritage items (with the subject site being located to the 
southeast of the items) and provide for a higher density of development and hence some disparity of scale 
as a result of future built development on the subject sites in accordance with this Planning Proposal, given 
the close proximity and orientation of outward looking views from these heritage items. However, the 
acknowledged heritage values of the heritage items, as two storey c.1900 dwellings, made distinctive by 
their scale and detailing, and reflecting the social aspirations of this period of speculation is retained and 
conserved and do not rely on the subject site to be interpreted. Noting that the centre of Park Street forms 
the boundary of the Greaton PP and Lane Cove Council’s St Leonards South proposed redevelopment area, 
the heritage items will also continue to be read in the context of the lower scale residential development 
retained on the western side of the street.  

Potential impacts on the nearby heritage items as a result of the scale of proposed redevelopment do not 
preclude the PP and are able to be mitigated in future Development Applications. Detailed design as part of 
further approvals will provide the opportunity to address how the future built form will respond to the vicinity 
heritage items, and should consider massing of development across the Western Quarter site to mitigate 
visual impacts on the vicinity heritage items. Detailed design measures including scale, building forms, 
façade articulation and materiality will also assist in mitigating visual impacts of future built form. This will be 
undertaken as part of future Development Applications for the subject sites.  

The Planning Proposal for the Eastern and Western Quarter sites as outlined in this report aligns with Lane 
Cove Council’s broader urban redevelopment strategy for the St Leonards South area, and has been 
identified as a precinct appropriate for high-density residential redevelopment. There are no heritage items or 



 

ii EXECUTIVE SUMMARY 
 URBIS 

P0006875_HIS_STLEONARDSSOUTH_PP&CONCEPTDA_DRAFT FOR REVIEW 

 

heritage conservation areas within the subject sites, and there are relatively few heritage items located within 
close proximity of the subject sites.  

Overall, the Planning Proposal is considered to be acceptable from a heritage perspective and is 
recommended for approval. It is recommended that a heritage consultant is engaged to provide advice 
during the detailed development phase for future Development Applications, with regard for the design of the 
interface between the three (3) heritage items on Park Road and the Western Quarter subject site.  
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1.3. METHODOLOGY AND LIMITATIONS 
This Heritage Impact Statement has been prepared in accordance with the NSW Heritage Division 
guidelines ‘Assessing Heritage Significance’, and ‘Statements of Heritage Impact’. The philosophy and 
process adopted is that guided by the Australia ICOMOS Burra Charter 1999 (revised 2013). 

Site constraints and opportunities have been considered with reference to relevant controls and provisions 
contained within the Lane Cove Local Environmental Plan 2009 and the Lane Cove Development Control 
Plan 2010.  

The subject sites do not contain any heritage listed items, and are not located within any heritage 
conservation areas. There is a row of three adjoining heritage items on Park Road to the immediate north-
west of the Western Quarter, on the opposite side of the road. These heritage items are detached residential 
dwellings identified as Item 325 (3 Park Road, ‘Sandringham’), Item 326 (5 Park Road, ‘House’) and Item 
327 (7 Park Road, ‘House’). This assessment considers the PP relative to the potential impacts on the 
heritage items and does not assess the subject site dwellings.  

1.4. AUTHOR IDENTIFICATION 
The following report has been prepared by Ashleigh Persian (Senior Heritage Consultant). Fiona Binns 
(Associate Director, Heritage) has reviewed and endorsed its content. Unless otherwise stated, all drawings, 
illustrations and photographs are the work of Urbis.  

1.5. THE PROPOSAL 
This planning proposal seeks to amend the planning controls applying to the subject sites under Lane Cove 
LEP 2009 to: 

 change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

 alter the maximum permissible heights applying to the subject land from 9.5m to part 2.5m, 15m, 31m, 
32m and 37m as shown on the proposed maximum height map 

 change the maximum floor space ratio applying to the subject land from 0.5 and 0.6:1 to 2.75:1 as 
shown on the proposed FSR map  

 alter the existing minimum lot size map to remove the subject land from the application of clause 4.1 

 amend clause 4.6 to provide that the maximum height and FSR development standards applying to the 
subject land cannot be varied at the future development application stage 

 include a special provision which requires that any development must be consistent with the St Leonards 
South Masterplan and the St Leonards South Development Control Plan, and 

 include a special provision to provide for the delivery of relevant community infrastructure applicable to 
the subject land as previously identified by Council in Planning Proposal 25. 

The subject planning proposal is consistent with Council-initiated Planning Proposal 25 for St Leonards 
South and with Council’s St Leonards South Draft Masterplan (2014) and St Leonards South Landscape 
Master Plan (September 2017).  It is also consistent with Council’s Draft LEP amendment, St Leonards 
South Draft DCP (October 2017) and Draft 2036 Plan prepared by the Department and currently on 
exhibition.  

The Draft 2036 Plan clearly states that “Councils can still consider and progress planning proposals for 
individual sites and the St Leonards South area while this plan is being finalised.” It is therefore clear that it is 
open to Council to progress the St Leonards South Planning Proposal ahead of finalisation of the Draft 2036 
Plan. Notwithstanding Council has signalled an intention not to do so. Accordingly, Greaton is seeking 
separate rezoning, and concurrent Concept DA approval, for each of its landholdings.  

The Greaton development sites are located within the St Leonards South redevelopment area which has 
been identified in a succession of strategic planning documents as appropriate for high density residential 
development.  Council has undertaken significant work to progress rezoning of the area and to identify 
appropriate future planning controls. Greaton supports these proposed controls and seeks to ‘unlock’ the 
development potential of its sites whilst at the same time providing certainty to Council and the community 
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regarding the proposed design quality.  It is envisaged that the proposed developments will set the 
benchmark for future development in the area and will alleviate community concern over the quality of 
development to be established within the area.   
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2. SITE DESCRIPTION 
2.1. THE SUBJECT SITE  
The subject sites comprise two separate land holdings, containing a number of individual properties each. 
The subject sites contain mainly detached residential dwelling houses of various periods. Aerial views of the 
subject sites are included below.  

 
Figure 2 – Aerial view of the Western quarter 

Source: Nearmap 2019 

 

 
Figure 3 – Aerial view of the Eastern quarter 

Source: Nearmap 2019 
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The dwelling at 7 Park Road is a substantial two-storey residence on concrete washed stone foundations, 
brick construction and a slate roof. Two-storey timber bay window. Verandah to street elevation has unusual 
timber details in eaves brackets, Tuscan columns. 

 

 

 

 
Figure 4 – “Sandringham”  

Source: Office of Environment and Heritage 
https://www.environment.nsw.gov.au/heritageapp/Herita
geItemImage.aspx?ID=1920155#ad-image-0 

 Figure 5 – 5 Park Road  

Source: Office of Environment and Heritage 
https://www.environment.nsw.gov.au/heritageapp/Herita
geItemImage.aspx?ID=1920156#ad-image-1 

 

  

Figure 6 – 7 Park Road  

Source: Office of Environment and Heritage 
https://www.environment.nsw.gov.au/heritageapp/Herita
geItemImage.aspx?ID=1920157#ad-image-0 
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3. HISTORICAL OVERVIEW 
3.1. SITE HISTORY 
St Leonards was named after the place in England of the same name by the explorer Sir Thomas Mitchell 
when he explored the area in 1828. For many years the whole North Sydney Area was known by that name 
but it is now reserved for the area around the railway station and St Leonards Park in North Sydney, several 
kilometres from St Leonards station.1 In the late nineteenth century, the area of St Leonards containing the 
subject site was beginning to be subdivided as part of Alexander Berry’s 84-acre estate.  

 
Figure 7 – Map of Berry Estate in c.1887 (approximate location of the subject sites outlined in red).  

Source: North Sydney Council, At Home in North Sydney, Wollstonecraft / Berry Estate, accessed at 
http://www.athomeinnorthsydney.com.au/berry-estate.html 

 
By 1930, this area was developed with low density residential development and the street alignments to the 
east of Berrys Road has been established (refer Figure 8). Development has remained static since this 
period, with individual dwellings undergoing various alterations.  

 
Figure 8 – 1930 Aerial of the subject site (approximate location of the subject sites outlined in red).  

Source: NSW Land and Property Information 

 

                                                      

1 Brian & Barbara Kennedy 1982, Sydney and Suburbs: A History and Description, Sydney. 
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4. HERITAGE SIGNIFICANCE 
4.1. WHAT IS HERITAGE SIGNIFICANCE? 
Before making decisions to change a heritage item, an item within a heritage conservation area, or an item 
located in proximity to a heritage listed item, it is important to understand its values and the values of its 
context. This leads to decisions that will retain these values in the future. Statements of heritage significance 
summarise the heritage values of a place – why it is important and why a statutory listing was made to 
protect these values.  

4.2. STATEMENTS OF SIGNIFICANCE – VICINITY ITEMS 
The subject site is in the vicinity of heritage items. The following statements of significance have been 
sourced from the respective state heritage inventories for the sites.  

4.2.1. 3 Park Road Greenwich (Sandringham)  

Distinctive in scale and detail. Indicative of social aspirations of this period of speculation. Important as part 
of a group.2 

4.2.2. 5 Park Road Greenwich  

Distinctive in scale and detail. Indicative of social aspirations of this period of speculation. Important as part 
of a group.3 

4.2.3. 7 Park Road Greenwich  

Distinctive in scale and detail. Indicative of social aspirations of this period of speculation. Important as part 
of a group.4 

 

                                                      

2 Office of Environment and Heritage – State Heritage Inventory – 3 Park Road, Greenwich (Sandringham) 
https://www.environment.nsw.gov.au/heritageapp/ViewHeritageItemDetails.aspx?ID=1920155 
3 Office of Environment and Heritage – State Heritage Inventory – 5 Park Road, Greenwich 
https://www.environment.nsw.gov.au/heritageapp/ViewHeritageItemDetails.aspx?ID=1920156 
4 Office of Environment and Heritage – State Heritage Inventory – 7 Park Road, Greenwich 
https://www.environment.nsw.gov.au/heritageapp/ViewHeritageItemDetails.aspx?ID=1920157 
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5.3. CONSIDERATION OF CONSISTENCY WITH S117 DIRECTIONS 
The Planning Proposal seeks to alter zoning, height, FSR and minimum lot size controls specific to the 
subject site to facilitate future high-rise development, by amending the Lane Cove Local Environmental 
Planning 2009. The current Section 117 (S117) Directions 2.3 Heritage Conservation (effective date 1 July 
2009), issued under the former Section 117 of the Environmental Planning and Assessment Act (EP&A Act) 
1979, requires the following: 

(4) A planning proposal must contain provisions that facilitate the conservation of: 

 (a) items, places, buildings, works, relics, moveable objects or precincts of environmental 
heritage significance to an area, in relation to the historical, scientific, cultural, social, archaeological, 
architectural, natural or aesthetic value of the item, area, object or place, identified in a study of the 
environmental heritage of the area, 

 (b) Aboriginal objects or Aboriginal places that are protected under the National Parks and 
Wildlife Act 1974, and 

 (c) Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes identified by an 
Aboriginal heritage survey prepared by or on behalf of an Aboriginal Land Council, Aboriginal body 
or public authority and provided to the relevant planning authority, which identifies the area, object, 
place or landscape as being of heritage significance to Aboriginal culture and people. 

 
As there are no changes proposed to the Lane Cove LEP 2009 heritage schedule (Schedule 5) or heritage 
mapping, or the compulsory heritage provisions in Clause 5.10 Heritage Conservation, as part of this 
Planning Proposal, it is considered that the Planning Proposal is consistent with the S117 Directions in 
relation to European heritage. 

Potential impacts on the nearby heritage items as a result of the scale of proposed redevelopment do not 
preclude the PP and are able to be mitigated in future Development Application/s and in conjunction with 
detailed design.  
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6. CONCLUSION AND RECOMMENDATIONS 
The subject Planning Proposal has been assessed herein with regard for its potential heritage impact to 
vicinity heritage items. The Planning Proposal will facilitate future physical redevelopment of the subject sites 
under subsequent DAs, and therefore we have had consideration for the potential heritage impact of these 
future built works, comprising demolition of the existing dwellings and construction of high-rise residential 
buildings.  

There are limited heritage items within the broader vicinity of the subject sites. The closest heritage items to 
the subject sites physically, and the only heritage items to have a visual connection with the subject sites 
(and of the Western Quarter only), are a row of three adjoining heritage items on Park Road to the 
immediate north-west of the Western Quarter, on the opposite side of the road. These heritage items are 
detached residential dwellings identified as Item 325 (3 Park Road, ‘Sandringham’), Item 326 (5 Park Road, 
‘House’) and Item 327 (7 Park Road, ‘House’).  

The proposed altered development controls under this Planning Proposal will have no physical impact on the 
vicinity heritage items, as the heritage items are not included in the redevelopment area, and will therefore 
be retained.  

Future redevelopment will alter the setting of the heritage items (with the subject site being located to the 
southeast of the items) and provide for a higher density of development and hence some disparity of scale 
as a result of future built development on the subject sites in accordance with this Planning Proposal, given 
the close proximity and orientation of outward looking views from these heritage items. However, the 
acknowledged heritage values of the heritage items are retained and do not rely on the subject site to be 
interpreted. Noting that the centre of Park Street forms the boundary of the Greaton PP and Lane Cove 
Council’s St Leonards South proposed redevelopment area, the heritage items will also continue to be read 
in the context of the lower scale residential development retained on the western side of the street.  

Potential impacts on the nearby heritage items as a result of the scale of proposed redevelopment do not 
preclude the PP and are able to be mitigated in future Development Applications. Detailed design as part of 
further approvals will provide the opportunity to address how the future built form will respond to the vicinity 
heritage items, and should consider massing of development across the Western Quarter site to mitigate 
visual impacts on the vicinity heritage items. Detailed design measures including scale, building forms, 
façade articulation and materiality will also assist in mitigating visual impacts of future built form. This will be 
undertaken as part of future Development Applications for the subject sites.  

Council itself has identified the subject sites, and the broader St Leonards South precinct surrounding it, as 
an area ripe for high-density urban redevelopment, as outlined in the Council-initiated Planning Proposal (St 
Leonards South Planning Proposal).  

The Planning Proposal for the Eastern and Western Quarter sites as outlined in this report aligns with Lane 
Cove Council’s broader urban redevelopment strategy for the St Leonards South area, and has been 
identified as a precinct appropriate for high-density residential redevelopment. There are no heritage items or 
heritage conservation areas within the subject sites, and there are relatively few heritage items located within 
close proximity of the subject sites.  

Overall, the Planning Proposal is considered to be acceptable from a heritage perspective and is 
recommended for approval. It is recommended that a heritage consultant is engaged to provide advice 
during the detailed development phase for future Development Applications, with regard for the design of the 
interface between the three (3) heritage items on Park Road and the Western Quarter subject site.  
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DISCLAIMER 
This report is dated 1 February 2019 and incorporates information and events up to that date only and excludes 
any information arising, or event occurring, after that date which may affect the validity of Urbis Pty Ltd’s 
(Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit only, of Greaton 
Development Pty Ltd (Instructing Party) for the purpose of a Planning Proposal (Purpose) and not for any 
other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all liability, whether 
direct or indirect, to the Instructing Party which relies or purports to rely on this report for any purpose other 
than the Purpose, and to any other person which relies or purports to rely on this report for any purpose 
whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future 
events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are made 
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis 
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on 
the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis 
may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such translations 
and disclaims any liability for any statement or opinion made in this report being inaccurate or incomplete 
arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not 
made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions given by 
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading, 
subject to the limitations above. 
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EXECUTIVE SUMMARY 

BACKGROUND 

Greaton Development is preparing a Planning Proposal (the Greaton Proposal) for submission to Lane Cove 

Council (Council) for two development sites and a Council-proposed road in St Leonards. They comprise the 

allotments of 24-34 Berry Road, 23-31 Holdsworth Avenue, 42-46 River Road (East Quarter) and allotments of 27-

39 Berry Road, 26-36 Park Road (West Quarter and future east-west road). The development sites are collectively 

referred to as ‘the Site’.  

The Site is located within the Lane Cove Local Government Area and is within the St Leonards South Precinct 

(hereinafter referred to as “the Precinct”), an area of land covered by a Council-led planning proposal to deliver 

high-density residential uses with significant additional local infrastructure and green space.  

In July 2015, Council resolved to amend and support the St Leonards South Master Plan, and the proposed Lane 

Cove Local Environmental Plan (LEP) amendment to permit rezoning of the Precinct for higher density residential. 

The Council-led St Leonards South Planning Proposal (Planning Proposal 25) proposes controls in the LEP and 

DCP including the following changes: 

• Rezoning from R2 Low Density Residential Zone to R4 High Density Residential and RE1 Public Recreation. 

• Incentive Height and FSR controls triggered by: 

o Nominated amalgamation packages; and 

o Land dedication to community infrastructure including pedestrian paths, roads, open space and facilities. 

• Revised built form controls for setbacks, height in storeys, open space and landscaping, basement parking, 

and pedestrian and vehicle access.  

The draft LEP amendment was endorsed by the State Government’s ‘Gateway’ process in September 2016, 

subject to a number of supporting technical studies being undertaken. Public exhibition for the St Leonards South 

Residential Precinct Draft Plans and supporting studies was held in late 2017 through to January 2018. 

In March 2018, a Gateway extension to complete the St Leonards South Planning Proposal was granted to Council 

to allow for the release and consideration of the ‘St Leonards and Crows Nest Planned Precinct Draft Land Use 

Infrastructure and Implementation Plan’. This amended Gateway approval required that the NSW Government’s 

then-titled ‘Land Use and Infrastructure Plan’ (LUIP) for the wider lands within the St Leonards and Crows Nest 

‘Planned Precinct’ be publicly exhibited. 

AEC Group (AEC) has been engaged to prepare an Economic Impact Assessment (EIA) to analyse the likely 

economic impacts arising from redevelopment of the Site as envisaged in the Greaton Proposal. 

STRATEGIC CONTEXT AND THE PROPOSAL 

The Site is strategically located within a precinct identified for development into higher density dwellings. It is 

proximate to existing and future transport nodes (St Leonards Station and the future Crows Nest Metro Station are 

approximately 550m and 1km from the Site respectively) and retail services and amenity. 

The St Leonards and Crows Nest Planned Precinct (the Planned Precinct) which the St Leonards South Precinct 

is a part of, is expected to undergo significant transformation to realise the integrated transport and land use 

opportunities presented by the Crows Nest Metro Station to open in 2024.  

The Region Plan and District Plan affirm the significance of increasing housing in areas proximate to local services 

and transport infrastructure. Specifically, St Leonards status as a Strategic Centre reinforces the importance of 

providing adequate residential zoned land around a commercial core to enable more residents to benefit from 

access to goods and services in the centre. 
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Greaton Proposal 

The Greaton Proposal seeks to amend the planning controls applying to the Site under the Lane Cove LEP to: 

• Rezone of the Site from R2 Low Density Residential zone to R4 High Density Residential zone 

• Increase building height limits from 9.5m to heights of 15-31m (East Quarter) and 31-37m (West Quarter). 

• Increase the FSR from 0.5:1 and FSR 0.6:1 to an FSR of 2.75:1. 

• Alter the existing minimum lot size map to remove the site from the application of clause 4.1. 

• Amend clause 4.6 to provide that the maximum height and FSR development standards applying to the Site 

cannot be varied at the future development application stage.  

• Include a special provision which requires that any development must be consistent with the St Leonards South 

Masterplan and the St Leonards South Development Control Plan. 

• Include a special provision to provide for the delivery of relevant community infrastructure applicable to the 

Site as previously identified by Council in Planning Proposal 25. 

The Greaton Proposal envisages redevelopment of the Site to approximately 377 apartments, incorporating a 

‘green spine’, an east-west public road and through-site links connecting Berry Road and Holdsworth Avenue.  

The East Quarter of the Site mostly aligns with the nominated amalgamation blocks (Area 18-20) in Planning 

Proposal 25 and is envisaged to be developed to controls consistent with the draft LEP and DCP controls. The 

Greaton Proposal proposes to shift provision of Council’s proposed pedestrian link slightly to the north. 

The West Quarter of the Site aligns with the nominated amalgamation blocks (Area 22). Though, we note two 

allotments in the north-west (26-28 Park Road) are not under Greaton’s ownership.  

Despite a smaller amalgamation block in the East Quarter, the Greaton Proposal incorporates delivery of public 

benefit outcomes with the provision of an east-west pedestrian path between Berry Road and Holdsworth Avenue.   

ASSESSMENT OF ECONOMIC IMPACTS 

On completion of development, the Site is expected to generate ongoing economic/ operational activity through: 

• Economic activity generated by new residents working from home (dispersed jobs).  

• Economic activity in the LGA as a result of direct expenditure of residents in the new dwellings. 

New households are expected to patronise businesses and centres in the Lane Cove LGA and beyond. The 

assessment of economic impacts is undertaken from the Lane Cove LGA perspective. A Base Case and a Proposal 

Case are developed for the purposes of comparison: 

• Base Case: The Base Case assumes the R2 Low Density Residential zone and FSR 0.5:1 and 0.6:1 remain 

unchanged. Existing buildings (25 detached dwellings) are assumed to continue in their existing use. 

• Proposal Case: The Proposal Case envisages planning control amendments to facilitate redevelopment of 

the Site into approximately 377 new apartments, north-south green spines, an east-west public road and east-

west pedestrian link and associated landscaping. 

Compared to the Base Case, the Proposal Case results in higher levels of economic activity through the direct and 

flow-on impacts associated (per annum) with increased household expenditure: 

• $34.8 million additional in output (including $14.8 million in direct activity). 

• $19.9 million additional contribution to Gross Regional Product (including $9.1 million in direct activity) 

• $10.8 million additional in incomes and salaries paid to households. 

• 160 FTE jobs (including 83 direct employees). 
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The assessment distinguishes economic impacts during the construction phase and those economic impacts that 

will be more permanent in nature following construction completion and operations commencement. 

During construction, the Proposal Case is estimated to support greater levels of economic activity, resulting in: 

• $159 million in output (including $74.6 million in direct activity). 

• $55 million contribution to GRP (including $15.1 million in direct activity). 

• $59.4 million in incomes and salaries paid to households. 

• 463 FTE jobs (including 148 directly employed in construction activity). 

CONCLUSION 

The Greaton Proposal demonstrates alignment with the objectives and aspirations of state planning policy: 

• Greater Sydney Region Plan. 

• North District Plan.  

Land that is close to existing employment centres and public transport networks is scarce and valuable. As cities 

grow there is commensurate pressure on scarce lands to be developed for a variety of uses. The benefits of 

enabling more intensive use of land which is a finite asset are therefore obvious.  

In the case of the Greaton Proposal, local and state government policy have identified the St Leonards South 

Precinct as suitable for higher density residential uses given its proximity to jobs, services and transport 

infrastructure.  

It is an unfortunate reality that despite an increase to FSR controls, some landowners will still not sell their sites to 

developers seeking to consolidate a development site. It therefore becomes necessary for planning authorities to 

adopt a flexible approach to delivery of development and infrastructure.  

The Greaton Proposal envisages a departure from Planning Proposal 25, specifically proposing an alternate 

amalgamation block in the East Quarter of (Area 18-20. While this would result in development on a smaller site, 

the spirit and intent of the provision of public benefit is preserved through the north-south green spine and 

pedestrian link enabling access between Berry Road and Holdsworth Avenue. 
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1. INTRODUCTION 

1.1 BACKGROUND 

Greaton Development (Greaton) is preparing a Planning Proposal (the Greaton Proposal) for submission to Lane 

Cove Council for two development sites in St Leonards comprising 27 allotments and collectively referred to as ‘the 

Site’. The development sites are described as follows: 

• East Quarter - 14 allotments between Berry Road and Holdsworth Avenue (24-34 Berry Road, 23-31 

Holdsworth Avenue, 42-46 River Road). 

• West Quarter - 13 allotments between Berry Road and Park Road (27-39 Berry Road, 26-36 Park Road), 

including a proposed east-west road.  

The Site is located within the Lane Cove Local Government Area and is within the St Leonards South Precinct 

(hereinafter referred to as “the Precinct”), an area of land covered by a Council-led planning proposal to deliver 

high-density residential uses with significant additional local infrastructure and green space. The Precinct pertains 

to the land bounded by River Road, Canberra Avenue, Park Road and Marshall Avenue. 

A Masterplan Study (the St Leonards South Master Plan) was undertaken by Lane Cove Council in December 

2014. The objective of the Masterplan was to recommend a development strategy for the Precinct which was 

identified as being within immediate proximity of St Leonards Station and suitable for increased density. The study 

noted that “Council foresaw a need to prepare for future growth pressures and work within its community to ensure 

any future development has regard to infrastructure capacity, the need for controlled growth (timing, zoning, 

heights) and improved amenity for both existing and new residents.” 

In July 2015, Council resolved to amend and adopt the St Leonards South Master Plan. Council also agreed to 

proceed with the proposal and to translate recommendations into a draft Local Environmental Plan (LEP), draft 

Development Control Plan (DCP), draft Development Contributions Plan and a draft Landscape Masterplan. 

Following the 2015 resolution Council progressed the rezoning of the St Leonards South area culminating in the 

issue of a Gateway determination by the Department of Planning and Environment in September 2016.  The 

determination related to Council’s request to amend the zoning, floor space ratio, lot size and height of buildings 

controls under Lane Cove LEP 2009 for the St Leonards South Precinct in accordance with the Masterplan. 

In October 2017 Council resolved to exhibit the Draft LEP amendment for St Leonards South in conjunction with a 

proposed Draft DCP, Draft Landscape Masterplan and a Draft Development Contributions Plan for a period of 8 

weeks from 30 October 2017. The exhibition ended on 5 January 2018. 

In March 2018 Council resolved, inter alia, to seek an extension of time to complete the St Leonards South Planning 

Proposal (Planning Proposal 25) to allow for the public release and consideration of Department of Planning and 

Environment (DPE) St Leonards / Crows Nest Planned Precinct Draft Land Use Infrastructure and Implementation 

Plan. 

In light of Council’s resolution, an amended Gateway determination was issued by DPE on 23 April 2018 which 

provided for an extension to the completion date for the Planning Proposal (Planning Proposal 25) to 2 June 2019. 

Draft Lane Cove LEP, DCP and Landscape Masterplan 

Planning Proposal 25 proposes controls in the LEP and DCP including the following changes: 

• Rezoning from R2 Low Density Residential Zone to R4 High Density Residential and RE1 Public Recreation. 

• Incentive Height and FSR controls triggered by: 

o Nominated amalgamation packages; and 

o Land dedication to community infrastructure including pedestrian paths, roads, open space and facilities. 

• Revised built form controls for setbacks, height in storeys, open space and landscaping, basement parking, 

and pedestrian and vehicle access. 



EAST AND WEST QUARTER, ST LEONARDS EIA 

 
2 

Greaton Proposal 

The Greaton Proposal responds to the vision of a high density residential precinct with high quality open space, 

providing more homes close to jobs, as foreshadowed in local and state strategic planning documents. 

The Greaton Proposal would facilitate development of approximately 377 apartments, open space and pedestrian 

link. The Site comprises of an East Quarter and a West Quarter, aligning with the nominated amalgamation blocks.  

• East Quarter (24-34 Berry Road, 23-31 Holdsworth Avenue, 42-46 River Road) is a site that is two allotments 

short of Area 18-20 as nominated in Planning Proposal 25. The proposal nevertheless includes an east-west 

pedestrian link within the site, effectively moving the pedestrian path to the north. 

• West Quarter (27-37 Berry Road, 26-34 Park Road) is an amalgamation block as nominated as Area 22 in 

the Planning Proposal 25. While 26-28 Park Road are not under the ownership of Greaton Development, the 

Greaton Proposal has incorporated this in their development scheme to understand the benefits achieved 

should Area 22 be redeveloped as envisaged in Planning Proposal 25. 

A local road (straddling 36 Park Road and 39 Berry Road) is identified to be required south of Area 22 and is 

marked on the draft Land Reservation Acquisition Map. The Planning Proposal package provides that land 

identified for reservation will be acquired and valued as if it was able to be developed at the same scale as adjacent 

lots (i.e. with an FSR of 2.75:1). 

The Greaton Proposal seeks to amend the planning controls applying to the Site under the Lane Cove LEP to: 

• Rezone of the Site from R2 Low Density Residential zone to R4 High Density Residential zone 

• Increase building height limits from 9.5m to heights of 15-31m (East Quarter) and 31-37m (West Quarter). 

• Increase the FSR from 0.5:1 and FSR 0.6:1 to an FSR of 2.75:1. 

• Alter the existing minimum lot size map to remove the site from the application of clause 4.1. 

• Amend clause 4.6 to provide that the maximum height and FSR development standards applying to the Site 

cannot be varied at the future development application stage.  

• Include a special provision which requires that any development must be consistent with the St Leonards South 

Masterplan and the St Leonards South Development Control Plan. 

• Include a special provision to provide for the delivery of relevant community infrastructure applicable to the 

Site as previously identified by Council in Planning Proposal 25. 

The Greaton Proposal is consistent with Council initiated Planning Proposal 25 for St Leonards South and with 

Council’s St Leonards South Draft Masterplan (2014) and St Leonards South Landscape Master Plan (September 

2017).  It is also consistent with Council’s Draft LEP amendment, St Leonards South Draft DCP (October 2017) 

and Draft 2036 Plan prepared by the Department and currently on exhibition.  

The Draft 2036 Plan clearly states that “Councils can still consider and progress planning proposals for individual 

sites and the St Leonards South area while this plan is being finalised.” It is therefore clear that it is open to Council 

to progress the Planning Proposal 25 ahead of finalisation of the Draft 2036 Plan. Notwithstanding, Council has 

signalled an intention not to do so.   

1.2 SCOPE AND PURPOSE 

AEC Group (AEC) has been engaged to prepare an Economic Impact Assessment (EIA) to analyse the likely 

economic impacts arising from redevelopment of the Site as envisaged in the Greaton Proposal. 

In order to assess the economic impacts, a Base Case and Proposal Case are developed.  

• Base Case: The Base Case assumes the R2 Low Density Residential zone and FSR 0.5:1 and FSR of 0.6:1 

remain unchanged. Existing buildings (25 detached dwellings) are assumed to continue in their existing use. 
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• Proposal Case: The Proposal Case envisages planning control amendments to facilitate redevelopment of 

the Site into approximately 377 new apartments, north-south green spines, east-west pedestrian links and 

associated landscaping. 

The purpose of the EIA is two-fold: 

1 To consider the merits of the Proposal from a strategic planning and market perspective, specifically the role 

of the Site to provide housing opportunities and enabling economic activity.  

2 To carry out economic modelling to assess the economic impacts of the Proposal and to understand the 

opportunity cost of the Base Case. 

1.3 STRUCTURE OF STUDY 

The Economic Impact Assessment is structured in the following manner: 

• Chapter 2: Site Context  

This chapter provides an overview of the Site including its location and surrounds, strategic planning context 

and implications for the Site. 

• Chapter 3: Baseline Research 

This chapter examines the socio-demographic profile and employment profile of the St Leonards South 

Precinct and the St Leonards Employment Area, noting historical trends, the nature and characteristics of 

residents and business activity and potential for future growth as espoused in key strategic planning objectives.  

The research provides insight into the profile of current residential demand, the nature of business and 

employment activity in the St Leonards Employment Area and concludes respective implications for the Site. 

• Chapter 4: Economic Impact Assessment 

This chapter assesses the economic impacts of future development on the Site by estimating impacts resulting 

from population activity resulting from additional dwellings. 

• Chapter 5: Policy Assessment 

This chapter reviews and translates the key findings from Chapters 2 to 4 and applies them in the assessment 

of the Greaton Proposal against policy considerations.   
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2. SITE CONTEXT 

2.1 LOCATION 

The Site is located in the suburb St Leonards and comprises a total of 27 allotments, arranged in two development 

sites - East Quarter and West Quarter: 

• East Quarter (24-34 Berry Road, 23-31 Holdsworth Avenue, 42-46 River Road) is bounded by Berry Road (on 

the west) and Holdsworth Avenue (on the east). 

• West Quarter (27-37 Berry Road, 26-34 Park Road) is bounded by Park Road (on the west) and Berry Road 

(on the east).  

A public road proposed by Council is located immediately south of the West Quarter over two allotments (39 Berry 

Road and 36 Park Road). These are additionally owned by Greaton. 

Figure 2.1: The Site 

 
Source: AEC 

The Site is currently improved by detached dwellings of varying ages, typically on blocks circa 600sqm. Collectively, 

the Site is understood to bear an approximate site area of circa 12,005sqm. Newlands Park is approximately 200m 

east of the Site and is identified as a public space within the St Leonards South Precinct Masterplan. 

Access to the Site is via Pacific Highway and St Leonards station, approximately 550m to the Site’s north. 

Additionally, Wollstonecraft Station and the future Crows Nest Metro Station are approximately one kilometre south 

and east of the Site, respectively. 

The Site is located in the south-west corner of the St Leonards South Precinct (the Precinct), which is an area of 

land bounded by the River Road (south), Canberra Avenue (east), Marshall Avenue (north) and Park Road (west). 

The Precinct is currently the subject of a Council-led planning proposal (the St Leonards South Planning Proposal 

or Planning Proposal 25) to deliver high-density residential uses with significant additional local infrastructure and 

green space. Figure 2.2 illustrates the St Leonards South Precinct. 

The Precinct is strategically located proximate to existing and future public transport nodes, and major employment 

hubs. Figure 2.2 illustrates the Precinct’s locational context. 
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Figure 2.2: St Leonards South Precinct 

 
Source: LCC (2017)  

Planning Proposal 25 outlines the nominated amalgamation patterns for the Precinct and is depicted in Figure 2.3. 

Figure 2.3: St Leonards South Precinct, Proposed Amalgamation Patterns 

 
Source: Lane Cove Council (2016) 

The Site straddles numerous nominated amalgamation blocks, specifically those of Areas 18, 19 and 20 (East 

Quarter) and Area 22 (West Quarter). 

Table 2.1 outlines the respective allotments in each amalgamation block and the proposed east-west public road. 
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Health and Research 

The Royal North Shore Hospital (RNSH) campus is located along Westbourne Street with a site area of nearly 13 

hectares. It is located approximately 750m from the Site.  

The RNSH is an A1 principal referral hospital and NSW trauma centre, being the principal hospital for the North 

Sydney Local Health District and provides a variety of specialist clinical services State-wide. The RNSH 

accommodates 700 beds with over 150 emergency beds and is understood to have treated over 83,500 emergency 

department presentations over the 2016-2017 period (Bureau of Health Information, 2018).  

The RNSH is a major teaching hospital for the Sydney Medical School (University of Sydney) and provides Allied 

Health and nursing teaching programs for students from the University of Technology, Australian Catholic 

University and nearby TAFE St Leonards.  

Located on the RNSH campus is the Kolling Institute of Medical Research within the 10-storey ‘Kolling Building’. 

The Kolling Institute is a major medical research facility specialising in research into early childhood diseases, 

acute and critical care, chronic diseases and ageing.  

The North Shore Private Hospital (NSPH) is located along Reserve Road. The 2.2ha site includes both the NSPH 

and recently constructed six-level RNSH decked carpark. The NSPH comprises a total of 313 beds and provides 

a range of specialist services; it is also a teaching hospital for the University of Sydney. 

Crows Nest Village 

Crows Nest Village is approximately 1.8km from the Site and provides a range of retail and non-retail uses, 

anchored by the ‘eat street’ on Willoughby Road and the recently redeveloped Woolworths Crows Nest. Whilst the 

majority of business activity in Crows Nest is comprised of population-serving and hospitality-based businesses 

(including financial instutitions, liquor stores, personal services and specialty stores), many commercial offices are 

observed to co-locate with retailers in mixed used developments. Smaller, design-based businesses seeking a 

smaller office space are the common occupiers in commercial offices in Crows Nest. 

Whilst Crows Nest does not have a train station, existing bus links provide connections to St Leonards Station and 

the Sydney CBD. The Sydney Metro City and Southwest, which is currently under construction, will provide 

residents and workers with a metro rail line connecting Crows Nest to the Sydney CBD and Sydney’s north-west 

suburbs. 

2.1.2 Sydney Metro City and Southwest 

Sydney Metro City and Southwest is Stage 2 of the Sydney Metro program, which will provide a turn up and go 

metro rail service from Chatswood to Sydenham, with new metro stations to be delivered at Crows Nest, Victoria 

Cross, Barangaroo, Martin Place, Pitt Street and Waterloo. Tunneling works are currently underway, with the new 

metro line expected to commence operations in 2024. 

The future Crows Nest Metro Station will be located along Pacific Highway within 1km from the Site and act as an 

anchor for new mixed use development around the station. Additionally, the Crows Nest Metro Station will also 

serve as a southern gateway to St Leonards health and education precinct. 

2.2 STRATEGIC PLANNING 

2.2.1 A Metropolis of Three Cities - Greater Sydney Region Plan (2018) 

A Metropolis of Three Cities (the Region Plan) was finalised in March 2018 and outlines a vision for the Greater 

Metropolitan Sydney region to 2056 with a 20 year plan to support this vision. The Region Plan states that Greater 

Sydney is growing and that by 2036, the NSW Government will need to deliver over 725,000 new homes for an 

additional 1.36 million people, and places for 817,000 additional jobs. 

The Region Plan proposes that in order to deliver these new homes, housing and infrastructure, policy will need to 

adapt to ensure that Sydney is:  
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• A city of housing choice, with homes that meet our needs and lifestyles. Urban renewal is essential to meet 

the demand for new housing in Sydney. 

• Supported by local centres which are a focal point for neighbourhoods, integrate public transport access and 

provide day-to-day services for local populations. 

• A great place to live with communities that are strong, healthy and well. 

Growth centred around strategic centres is essential for the successful delivery of the Region Plan’s priorities and 

objectives. The Region Plan includes a focus for strategic centres to support residents through the provision of 

accessible retail, employment and services available with walkable catchment and with good levels of accessibility.   

St Leonards is located in the North District of Greater Metropolitan Sydney. St Leonards is identified as a Strategic 

Centre and Health and Education Precinct and is considered major asset along the well-connected Eastern 

Economic Corridor from Macquarie Park to Sydney Airport. 

Ten Directions, each comprised of a series of objectives are articulated to deliver and monitor the Region Plan. 

The objectives of direct relevance to the Greaton Proposal are: 

• Objective 10: Greater housing supply. 

• Objective 14: Integrated land use and transport creates walkable and 30-minute cities. 

• Objective 15: The Eastern, GPOP and Western Economic Corridors are better connected and more 

competitive. 

• Objective 21: Internationally competitive health, education, research and innovation precincts. 

• Objective 22: Investment and business activity in centres. 

Objective 10 

Greater Sydney’s growing population will need to be supported with a greater number and more diverse range of 

housing options. Crucial factors when considering increased housing capacity include an acute awareness of 

locational attributes of existing infrastructure and its capacity to foster a well-connected city. 

Development of housing targets will help inform preparation of councils’ housing strategies. The 0-5 year targets 

are reflective of the existing development pipeline and provide a focus for infrastructure delivery. Beyond that, 

councils are to identify areas suitable for housing supply beyond 5 years and attributes of suitable areas for housing 

supply beyond 10 years.  

A place-based planning approach to developing housing strategies will ensure that new residential development 

will result in housing in the right locations and high quality urban outcomes. 

Figure 2.4 shows the areas across Greater Sydney which are earmarked for growth, including the St Leonards and 

Crows Nest which is identified as a Growth Area. 
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Figure 2.4: Preferred Locations for Future Housing Consideration 

 
Source: GSC (2018a) 

Objective 14 

Integrated land use and transport planning will maximise the benefits of productivity, efficiency and competitiveness 

in Greater Sydney’s economy. Transport initiatives and a clear understanding of the long-term spatial pattern of 

land-use activities will support the delivery of 30-minute cities by alleviating congestion, and promoting walkable, 

pedestrian-orientated precincts. 

Objective 15 

The Region Plan seeks to strengthen economic opportunities in existing and developing economic corridors, to 

optimise agglomeration benefits and boost productivity with increased investment and opportunities for new and 

existing businesses. 

The Eastern Economic Corridor benefits from strong road links and public transport access, which enables the 

connectivity of businesses and a diverse labour pool. The Site is located along the Eastern Economic Corridor, 

proximate to the St Leonards commercial office precinct (discussed further in Objective 22) and the Royal North 

Shore Hospital. The Site’s proximity to these major assets is significant in improving accessibility to employment 

areas, thus an advantageous location for facilitating increased residences. 
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Objective 21 

The Region Plan identifies St Leonards as one of 13 health and education precincts. A key imperative of Objective 

21 is the development of select health and education precincts into more advanced precincts, referred to as 

‘Innovation Districts’. Locating new dwellings development proximate to the St Leonards Health and Education 

Precinct will enable businesses to have access to a greater resource pool and provide housing closer to a key 

employment centre.  

Objective 22 

As Greater Sydney continues to grow, there will be need for additional retail floorspace but also standalone office 

developments to accommodate a significant increase in office jobs. To maximise the liveability, productivity and 

sustainability benefits of all centres, the Region Plan anticipates: 

• Managing and expanding the network of existing centres. 

• Planning and growing new centres. 

• Monitoring development and activity trends and changes in centres. 

A hierarchy of centres is established in managing Greater Sydney’s network of centres: metropolitan centres, 

strategic centres and local centres.  

Strategic centres are important within the hierarchy, serving to attract investment, business activity and jobs to 

provide access to a wide range of jobs, goods and services close to homes and to support the 30-minute city.  

The expectations of strategic centres include: 

• High levels of and flexibility for private sector investment. 

• Co-location of a wide mix of land uses including residential. 

• High levels of amenity and walkability and being cycle friendly. 

• Areas identified for commercial uses, and where appropriate, commercial cores.  

As a strategic centre St Leonards is expected to accommodate homes close to the goods and services provided 

and support the 30-minute city. A balance is required to provide adequate mixed-use or residential zoned land 

around a commercial core to allow new residents to benefit from access and services in centres.  

2.2.2 North District Plan 

In March 2018, the Greater Sydney Commission finalised the North District Plan (the District Plan), setting out 

priorities and actions for Greater Sydney's North District.  

The proposed priorities and actions for a productive and liveable North District focused on planning a city of people 

and of great places as well as a supply of a range of housing and employment opportunities. It is guided by the 

aim of establishing 30-minute cities, where people are 30 minutes from jobs and services by public transport and 

30 minutes from local services by active transport. This is projected to be achieved by responding to the planning 

priorities outlined in the District Plan.  

St Leonards is identified in the District Plan as a Strategic Centre and as a health and education precinct. The 

Centre is anticipated to have job growth from an estimated 47,100 jobs in 2016 to between 54,000 and 63,500 jobs 

by 2036. The relevant approaches set to strengthen St Leonards include: 

• Leverage the new Sydney Metro Station at Crows Nest to deliver additional employment capacity. 

• Grow jobs in the centre. 

• Reduce the impact of vehicle movements on pedestrian and cyclist accessibility. 

• Deliver new high quality open space, upgrade public areas, and establish collaborative place-making initiatives. 
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While the St Leonards Strategic Centre is outlined for commercial and services growth, the District Plan also 

outlines the need for additional housing in close proximity to centres and services. A housing supply target is set 

for the Lane Cove LGA for an additional 1,900 dwellings to be delivered between 2016 and 2021, which includes 

the dwellings identified by Council to be delivered in the Precinct. 

The District Plan outlines a number of key Planning Priorities in order to fulfil the primary objectives of delivering a 

productive, liveable and sustainable city, some of which include: 

• Priority N5: Providing housing supply, choice and affordability, with access to jobs, services and public 

transport. 

• Priority N9: Growing and investing in health and education precincts. 

• Priority N10: Growing investment, business opportunities and jobs in strategic centres. 

• Priority N12: Delivering integrated land use and transport planning and a 30-minute city. 

Priority N5 

This Priority relates to Objective 10 of the Region Plan. While the St Leonards Strategic Centre is outlined for 

commercial and services growth, the District Plan also outlines the need for additional housing in close proximity 

to centres and services. A housing supply target is set for the Lane Cove LGA for an additional 1,900 dwellings to 

be delivered between 2016 and 2021, which includes the dwellings identified by Lane Cove Council to be delivered 

in the St Leonards South Precinct.  

Priority N9 

This Priority gives effect to Objective 21 of the Region Plan. St Leonards is one of three health and education 

precincts in the North District. Housing location and choice for key workers and students is pivotal, and considered 

economic infrastructure with regard to the health and education precincts. Housing opportunities for students and 

workers should ideally be located within 30 minutes of a health and education precinct. 

Priority N10 

Priority N10 relates to Objective 22 of the Region Plan, stating that Strategic Centres will be the focus of public 

transport investments to deliver the 30-minute city objective. Supporting employment growth is pivotal to the growth 

of Strategic Centres, and adequate mixed-use or residential zoned land around the commercial core is essential 

in ensuring that new residents can benefit from access to centres. Delivering these new dwellings within walking 

distance of strategic centres should not constrain commercial and retail operations, but should contribute to a sense 

of vibrancy and encourage public transport use.  

Priority N12 

Priority N12 gives effect to Objective 14 of the Region Plan. As the North District evolves, planning and investment 

will need to recognize the need to reduce commute times and improve access to centres and workplaces. Planning 

and investment will need to integrate land use, transport and infrastructure to enable transport initiatives to support 

land use outcomes. 

2.2.3 St Leonards and Crows Nest 2036 (2018) 

In July 2016, the then Minister for Planning announced the strategic planning investigation of the St Leonards and 

Crows Nest Station Precinct (‘the Precinct’). The Precinct is identified as a Strategic Centre in the North District 

Plan, and holds a unique opportunity for renewal and activation due to its importance as a key employment centre 

in Sydney and the new Sydney Metro station set to open in 2024.  

In August 2017, DPE released an Interim Statement for the St Leonards and Crows Nest Precinct, identifying the 

key assets, employment review, draft vision, objectives, guiding principles, character areas. 

The key opportunities and key considerations for the Residential - St Leonards South character area (Area 5) were: 

• St Leonards South is proposed to be a higher density residential area over time; 
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• Increased densities will be focused on those areas closest to St Leonards station; and 

• Key matters for consideration include traffic, access and connections, provision of open space, schools and 

minimising overshadowing 

Figure 2.5: Proposed Character Areas 

 

Source: DPE 

This draft planning package for St Leonards and Crows Nest 2036 Plan was placed on exhibition from October 

2018 until 8th February 2019.  

The draft 2036 Plan recommends that Lane Cove Council’s Planning Proposal for St Leonards South Precinct be 

sent for review by the Independent Planning Commission to ensure consistency with the wider Precinct directions. 

2.2.4 St Leonards South Planning Proposal (2017) 

In December 2014, a Masterplan Study (the St Leonards South Master Plan) was undertaken by Council to 

recommend a development strategy for the Precinct. The Precinct was recognised as an appropriate location to 

accommodate growth, aligned with the then Sydney Metropolitan Strategy directions for housing growth close to 

services and transit-oriented development. 

In July 2015, Council resolved to amend and support the St Leonards South Master Plan, and the proposed Lane 

Cove Local Environmental Plan (LEP) amendment, to permit the rezoning of the Precinct for the purposes of higher 

density residential development. 

In September 2016, the draft LEP amendments were endorsed by the State Government's 'Gateway' process, 

subject to a number of supporting studies being undertaken. These studies were undertaken for Design, Transport 

and Accessibility, Heritage, Economic Review, Contributions, Community Facilities and other factors.  

Between late 2017 through to January 2018, the St Leonards South Residential Precinct Draft Plans (the Draft 

Plans) and supporting studies were publicly exhibited for community feedback. 

In March 2018, a Gateway extension to complete the St Leonards South Planning Proposal (Planning Proposal 

25) was granted to Council to allow for the release and consideration of the 'St Leonards and Crows Nest Planned 

Precinct Draft Land Use Infrastructure and Implementation Plan'. This amended Gateway approval required that 

the NSW Government's then-titled 'Land Use and Infrastructure Plan' (LUIP) for the wider lands within the St 

Leonards and Crows 'Planned Precinct' be publicly exhibited. 
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The Council-led Planning Proposal 25 sought to amend the Lane Cove Local Environment Plan (2009) including: 

• To rezone the Precinct from R2 Low Density Residential zone to R4 High Density Residential Zone. 

• To increase the existing FSR of 0.5:1 to 2:1. 

• To increase the building height limits from 9.5m to 25m. 

The Master Plan and Planning Proposal 25 demonstrate alignment with the relevant Objectives and Priorities in 

the Region Plan and North District Plan outlined in section 2.2.1 and section 2.2.2. 

2.3 IMPLICATIONS FOR THE SITE 

The Site is located within a precinct identified for development into higher density dwellings. It is proximate to 

existing and future transport nodes (St Leonards Station and the future Crows Nest Metro Station are approximately 

550m and 1km from the Site respectively) and retail services and amenity. 

The St Leonards and Crows Nest Planned Precinct (the Planned Precinct) which the St Leonards South Precinct 

is a part of, is expected to undergo significant transformation to realise the integrated transport and land use 

opportunities presented by the Crows Nest Metro Station to open in 2024.  

The Region Plan and District Plan affirm the importance of increasing housing in areas proximate to local services 

and transport infrastructure. Specifically, St Leonards status as a Strategic Centre reinforces the importance of 

providing adequate residential zoned land around a commercial core to enable more residents to benefit from 

access to goods and services in the centre. 

The Greaton Proposal responds to the objectives and directions of the Region Plan and District Plan and Council’s 

Planning Proposal 25 specifically: 

• Rezone of the Site from R2 Low Density Residential zone to R4 High Density Residential zone 

• Increase building height limits from 9.5m to heights of 15-31m (East Quarter) and 31-37m (West Quarter). 

• Increase the FSR from 0.5:1 and FSR 0.6:1 to an FSR of 2.75:1. 

• Alter the existing minimum lot size map to remove the site from the application of clause 4.1. 

• Amend clause 4.6 to provide that the maximum height and FSR development standards applying to the Site 

cannot be varied at the future development application stage.  

• Include a special provision which requires that any development must be consistent with the St Leonards South 

Masterplan and the St Leonards South Development Control Plan. 

• Include a special provision to provide for the delivery of relevant community infrastructure applicable to the 

Site as previously identified by Council in Planning Proposal 25. 

The East Quarter aligns with the nominated amalgamation blocks (Area 18-20) in Council’s Planning Proposal and 

is envisaged to be developed to controls consistent with the draft LEP and DCP controls. The Greaton Proposal 

proposes to shift the east-west pedestrian link further to the north than envisaged in the draft LEP controls. 

The West Quarter aligns with the nominated amalgamation block (Area 22). Though, we note two allotments in the 

north-west (26-28 Park Road) are not under Greaton’s Ownership.  

It is an unfortunate reality that despite an increase to FSR controls, some landowners will still not sell their sites to 

developers seeking to consolidate a development site. It therefore becomes necessary for planning authorities to 

adopt a flexible approach to delivery of development and infrastructure.  

Despite a smaller amalgamation block in the East Quarter, the Greaton Proposal nevertheless incorporates delivery 

of public benefit outcomes with the provision of an east-west pedestrian connection between Berry Road and 

Holdsworth Avenue. 

The proposed east-west public road adjacent to and south of Area 22 is on two allotments owned by Greaton.  
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3.3.2 Commercial Uses 

The St Leonards and Crows Nest office market is one of the North Shore’s major office markets, comprising just 

over 307,000sqm of commercial office space (Knight Frank, 2018). Commercial land uses are primarily clustered 

along Pacific Highway and around the St Leonards train station; older-style commercial buildings characterise the 

market and account for circa 67% of total stock (Knight Frank, 2018). 

Commercial offices accommodate a diverse range of uses, though the most significant being media, information 

and technology and medical and health care businesses. Major occupiers include IBM, Cardno, Medibank, Toyota 

Financial Services, Ramsay Health Care, SomnoMed Australia and Aspen Pharmacare. The St Leonards 

commercial office precinct forms part of the broader St Leonards Strategic Centre. 

Office stock withdrawals and strong absorption levels have resulted in a reduction to the overall vacancy rate from 

11.1% circa March 2018 to 9.9% in July 2018. As a result, rental growth for the prime office market has experienced 

its largest annual increase since 2007, increasing 8.1% from July 2017 to July 2018, translating to prime gross face 

rents of $717/sqm. 

Future supply of office stock to be delivered in the medium to long term is reasonable, with the majority of new 

office stock to be delivered from the construction of the Royal North Shore Hospital Site (which has been 100% 

pre-committed to the NSW Government tenants) and the Gore Hill Technology Park (Lot 6, 2019-247 Pacific 

Highway) injecting circa 56,000 sqm of masterplan space. Beyond this, notable additions to the commercial office 

market will be part of mixed use developments, including approximately 19,000sqm of commercial floorspace in 

88 by JQZ, and circa 4,200sqm at St Leonards Square. 

Market demand for commercial floorspace is observed to have been sustained over the past 12 months spurred 

by constrained supply in the Sydney CBD along with growing market momentum associated with future delivery of 

the Crows Nest Metro Station. 

3.3.3 Retail Uses 

A range of retail land uses are accommodated across St Leonards and Crows Nest, with the key retail offer situated 

within high street retail, in standalone buildings or co-located with commercial office suites. 

For convenience or top-up shopping, residents and workers will likely patronise the Coles in St Leonards Forum 

Plaza and the Woolworths Crows Nest, which are full line supermarket majors, co-located with specialty retailers. 

Those performing their weekly grocery shop are also well-catered for by Coles St Leonards and the Woolworths 

Crows Nest. In 2016, Coles Group Property Developments submitted a development application redevelopment of 

Crows Nest Plaza into a four-storey mixed use development, including two levels of retail. The proposed retail 

component of the redevelopment will include an expanded Franklins supermarket, a new Coles supermarket and 

a mini-major store, as well as provision of specialty floorspace.  

Higher order shopping is typically associated with department stores and boutique retailers which offer a range of 

fashion apparel, jewellery and small household appliances. Residents and workers wishing to perform higher order 

shopping are likely to travel to Chatswood, where there are two department stores (Myer and David Jones) and 

specialty retail within the Chatswood Chase Shopping Centre and the Westfield Chatswood.  

Experiential shopping in St Leonards and Crows Nest is generally focused along the ‘eat street’ along Willoughby 

Road, which provides a broad range of dining options in an alfresco setting.  

While there are a range of retail and non-retail occupiers in St Leonards, the analysis in section 3.2.1 indicates a 

decline in Population-serving jobs over the 2011-2016 period. 
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3.4 IMPLICATIONS FOR THE SITE 

Socio-demographic Profile 

The Precinct experienced higher population growth than the Lane Cove LGA, expectedly given the delivery of 

apartments on Duntroon Avenue. Residents in the Precinct are notably young, with higher proportions of residents 

aged 25-44 years and 70% of residents aged 44 years or younger.  

Between 2011 and 2016, couple households with no children increased as a proportion of total households in the 

Precinct from 46% to 54%, while single parent families decreased from 11% to 5%. This change is conceivably 

brought about by new residents relocating to the Precinct on Duntroon Avenue. 

Residents in the Precinct (and indeed the Lane Cove LGA) are generally well educated and relatively affluent. 

Despite this, housing affordability is still fragile, with median house prices and median rents far outstripping incomes 

growth over the 2011-2016 period.  

A strong desire to remain in the local area is observed, with residents generally choosing to remain close to 

established social connections. This is commensurate with the need to ensure appropriate choice of housing to 

suit different household types (including younger people forming new households and older people without 

children). Despite family households dominating household composition, single and two-person households 

comprise about 50% of total households in the LGA. 

Apartment living close to a CBD and major commercial centre with access to transport links that will provide 

households the ability to access a housing product in their local area is equally important for housing choice. 

Business and Investment in St Leonards Centre 

The St Leonards commercial centre is approximately 550m from the Site and incorporates a range of business 

activity including the St Leonards train station. Key findings are summarised as follows: 

• Employment in Health & Education as well as Information, Media & Telecommunications grew strongly over 

the 2011-2016 period, with almost 3,000 new workers added in these two sectors alone.  

• Despite strong growth in the Health & Education and Information, Media & Telecommunications sectors, the 

growth was offset by employment in other sectors that either remained stagnant or declined marginally.  

• Population-serving employment declined over the period. 

• Knowledge-intensive employment is the dominant broad industry classification in the St Leonards employment 

area, however overall growth has been muted with losses experienced in Professional, Scientific & Technical 

Services and Financial & Insurance Services.  

The decline in some knowledge-intensive employment sectors in St Leonards is consistent with the older-style and 

quality of commercial office floorspace available in the St Leonards CBD. While the average quality of commercial 

floorspace is a weakness in the St Leonards office market, the overall urban and retail amenity of any commercial 

centre is equally important in making it an attractive destination for business investment and activity.  

A variety of food and beverage outlets, convenience shopping and specialty shops, entertainment and lifestyle 

options together contribute to the vibrancy and sustainability of a strategic centre such as St Leonards. They 

strengthen its desirability not just as an employment and business destination but also as a place to live.  

Opportunity for the Site 

The Greaton Proposal will deliver approximately 377 dwellings approximately 550m from St Leonards train station. 

The capacity to provide housing close to transport and employment is a key tenet in delivering a 30-minute city, as 

espoused in government strategic planning objectives.  

The decline (albeit marginal) of population-serving jobs detracts from the overall amenity in the centre. The addition 

of a diversity of housing stock in the Precinct and areas in the vicinity of the St Leonards CBD would address not 

only the demonstrated desire of local residents to remain in the local area, but also contribute to the economic 

activation of the St Leonards strategic centre by growing the pool of household spend available to sustain demand 

for services. The Greaton Proposal would therefore contribute to arrest the decline in Population-serving sectors. 
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• Construction Phase: Construction activity will draw resources from and thereby generate economic activity 

in the Lane Cove LGA as well as from outside the LGA. Assumptions are made on the proportion sourced from 

within and from outside the LGA. 

• Operational Phase and Housing Impacts: Following construction completion, the Site is expected to 

generate additional ongoing economic/ operational activity through dispersed jobs and increased household 

expenditure: 

o Dispersed jobs: Additional economic activity occurring as a result of employment activity from net new 

‘dispersed jobs’, i.e. residents who work from home. 

o Household Expenditure: Additional economic activity would occur in the Lane Cove LGA as a result of 

direct expenditure of net new households, i.e. the increased number of households who live in the new 

dwellings.  

Refer to Appendix A for a description of the drivers and assumptions that underpin the assessed economic impacts.  

4.3 ECONOMIC ACTIVITY AND IMPACTS 

The economic impacts/ contribution can be traced through the economic system via: 

• Direct impacts, which are first round of effects from direct operational expenditure on goods and services. 

• Indirect Impacts (Flow-on impacts), which comprise the second and subsequent round effects of increased 

purchases by suppliers in response to increased sales. Flow-on impacts can be disaggregated to: 

o Indirect Impact (Type I) represents production induced support activity a result of additional expenditure 

by the industry experiencing the stimulus on goods and services in the intermediate usage quadrant, and 

subsequent round effects of increased purchases by suppliers in response to increased sales. 

o Indirect Impact (Type II) represents the consumption induced activity from additional household 

expenditure on goods and services resulting from additional wages and salaries paid within the economic 

system. 

The premise behind Type I and Type II indirect impacts applies across both the construction and operations phase, 

except the impacts on industry will be different. For example, Type I impacts during the construction phase may 

include professional services (e.g. architects, engineers) and manufacturing (steel, construction materials) while 

examples of Type I impacts during the operations phase may include manufacturing (food and beverage and 

related) and administrative and support services (e.g. building cleaning, employment services,). 

4.3.1 Construction Phase 

The economic impacts during the Construction Phase are assessed for the Proposal Case only, as there is no 

redevelopment or construction activity in the Base Case. 

Proposal Case 

Economic activity generated by businesses and workers in the Lane Cove LGA is expected to be supported direct 

and flow-on impacts arising during construction: 

• $159 million in output (including $74.6 million in direct activity). 

• $55 million contribution to GRP (including $15.1 million in direct activity). 

• $59.4 million in incomes and salaries paid to households. 

• 463 FTE jobs (including 148 directly employed in construction activity). 
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4.4.3 Contribution to Housing 

The Greaton Proposal envisages approximately 377 dwellings compared to the 25 existing dwellings in the Base 

Case.  

The Sydney metropolitan area is experiencing significant demand for housing amid housing affordability issues, 

largely as a result of population growth. As a response, State government is focused on ensuring that the planning 

system facilities increased opportunities for housing.  

The Greater Sydney Region Plan and North District Plan emphasise the importance of ensuring housing supply 

and choice, and housing affordability which is facilitated close to jobs, services and public transport. 

Housing Supply 

Lane Cove LGA recorded a population of more than 36,000 residents in 2016, which is projected to grow at an 

average rate of 2% per annum up to 2036, whilst dwellings, which were recorded at over 15,500 in 2016 are 

projected to grow by 1.7% per annum on average over the same time period.  

Household sizes across the LGA are observed to have decreased between 2011 and 2016, with 2.3 persons per 

dwelling in 2016, compare to 2.4 persons per dwelling in 2011. 

With growth rates of projected population outstripping that of projected dwellings, a dwellings deficit could be the 

result, particular if the trend towards smaller household sizes continues. It is reasonable to expect that as the 

opening of the Sydney Metro City and Southwest draws closer, there will be sustained and increased interest for 

smaller dwellings proximate to the new Crows Nest Metro Station, particularly from lone person or couple 

households who favour proximity to transport and retail amenity. 

The provision of 377 new dwellings on the Site constitutes a strong positive economic impact. 

Integrated Land Use and Transport 

The Greater Sydney Region Plan and North District Plan emphasise the significance of co-locating activities in 

strategic centres and attracting residential development proximate to centres and transport infrastructure. 

Growing market appetite for multi-dwelling living and a desire to live closer to retail and transport amenity has 

resulted in strong market response to new developments in St Leonards and many areas across Greater Sydney. 

St Leonards is recognised at state level as a strategic centre and health and education precinct, benefiting from 

strong transport connections and an established commercial office precinct.  

The Site is located within the St Leonards South Precinct and is identified as a suitable location for increased 

residential densities. Amendments to the planning controls and subsequent development of approximately 377 

units constitutes a strong positive economic impact, aligned with planning objectives of state and local government.  

Investment and Business Activity in Centres  

The Greater Sydney Region Plan and North District Plan recognise the need to increase economic activity and 

employment growth in strategic centres across Greater Sydney.  

The Greaton Proposal envisages approximately 377 dwellings on the Site, potentially accommodating 650 

residents. The residents will deliver positive economic impacts to the Lane Cove LGA from increased economic 

activity through dispersed jobs and additional household spending. 

This will support economic activity in the LGA through additional household expenditure at local retailers and 

businesses (contributing to a total of 160 additional jobs). This assists in the sustainability and growth of centres 

and in particular would support Population-serving industry sectors.  

Economic modelling impacts estimated in Chapter 4 affirm that the Proposal has positive economic impacts, as 

demonstrated increased output and additional income and employment generated. 
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Objectives, Directions and Planning Priorities 

The Greaton Proposal responds to Greater Sydney Region Plan and North District Plan in a number of key areas: 

• Providing Housing Supply, Choice and Affordability 

While providing housing supply is a central tenet of the District Plan’s Liveability Direction, equally important 

are the issues of housing choice and housing affordability.  

Analysis of the socio-demographic characteristics in section 3.1 demonstrates that residents in the area 

immediately surrounding the Site and in the LGA have a very low mobility rate, many being long-term residents 

of the local area. Residents in the Precinct are also notably younger than the broader LGA and are mostly 

composed in family households. Although, couple families with no children have been observed to have 

increased in proportion over the recent census period, coinciding with completion of the new apartments on 

Duntroon Avenue.  

The Greaton Proposal will deliver further housing supply and provide a diversity of choice in a location 

proximate to a strategic centre, employment and services and rail infrastructure. 

• Investment and Business Activity in Centres 

Residential growth will result in growing economic activity in the LGA and St Leonards strategic centre by 

increasing the pool of expenditure available for spend at local businesses. This affirms the objective of growing 

investment and business activity in centres. Increase in residential capacity within walking distance not only 

results in a good liveability outcome, it assists with the sustainability and vibrancy of the centre.  

New residents on the Site are estimated to support economic activity (not just on-site but in the St Leonards 

strategic centre and in the Lane Cove LGA), indicated by additional output generation and contribution to GRP, 

additional incomes and salaries to households and total employment supported.     

5.4 SUMMARY 

The Greaton Proposal demonstrates alignment with the objectives and aspirations of state planning policy: 

• Greater Sydney Region Plan. 

• North District Plan.  

Land that is close to existing employment centres and public transport networks is scarce and valuable. As cities 

grow there is commensurate pressure on scarce lands to be developed for a variety of uses. The benefits of 

enabling more intensive use of land which is a finite asset are therefore obvious.  

In the case of the Greaton Proposal, local and state government policy have identified the St Leonards South 

Precinct as suitable for higher density residential uses given its proximity to jobs, services and transport 

infrastructure. 

It is an unfortunate reality that despite an increase to FSR controls, some landowners will still not sell their sites to 

developers seeking to consolidate a development site. It therefore becomes necessary for planning authorities to 

adopt a flexible approach to delivery of development and infrastructure.  

The Greaton Proposal envisages a departure from Planning Proposal 25, specifically proposing a smaller 

amalgamation block in the East Quarter of the Site (Area 18, 19, 20). While this would result in development on a 

smaller site than nominated by Council, the spirit and intent of the provision of public benefit is preserved through 

the provision of an east-west pedestrian link within the Site.  

Economic modelling in Chapter 4 shows that additional household expenditure from new residents on the Site 

results in higher levels of economic activity through the direct and flow-on impacts associated (per annum): 

• $34.8 million additional in output (including $14.8 million in direct activity). 

• $19.9 million additional contribution to Gross Regional Product (including $9.1 million in direct activity) 

• $10.8 million additional in incomes and salaries paid to households. 

• 160 FTE jobs (including 83 direct employees). 
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APPENDIX A: INPUT-OUTPUT METHODOLOGY  

INPUT-OUTPUT MODEL OVERVIEW 

Input-Output analysis demonstrates inter-industry relationships in an economy, depicting how the output of one 

industry is purchased by other industries, households, the government and external parties (i.e. exports), as well 

as expenditure on other factors of production such as labour, capital and imports. Input-Output analysis shows the 

direct and indirect (flow-on) effects of one sector on other sectors and the general economy. As such, Input-Output 

modelling can be used to demonstrate the economic contribution of a sector on the overall economy and how much 

the economy relies on this sector or to examine a change in final demand of any one sector and the resultant 

change in activity of its supporting sectors.  

The economic contribution can be traced through the economic system via: 

• Direct impacts, which are the first round of effects from direct operational expenditure on goods and services. 

• Flow-on impacts, which comprise the second and subsequent round effects of increased purchases by 

suppliers in response to increased sales. Flow-on impacts can be disaggregated to: 

• Industry Support Effects (Type I), which represent the production induced support activity as a result of 

additional expenditure by the industry experiencing the stimulus on goods and services in the intermediate 

usage quadrant, and subsequent round effects of increased purchases by suppliers in response to increased 

sales. 

• Household Consumption Effects (Type II), which represent the consumption induced activity from additional 

household expenditure on goods and services resulting from additional wages and salaries being paid within 

the economic system. 

These effects can be identified through the examination of four types of impacts: 

• Output: Refers to the gross value of goods and services transacted, including the costs of goods and services 

used in the development and provision of the final product. Output typically overstates the economic impacts 

as it counts all goods and services used in one stage of production as an input to later stages of production, 

hence counting their contribution more than once. 

• Gross Product: Refers to the value of refers to the value of output after deducting the cost of goods and 

services inputs in the production process. Gross product (e.g. Gross Regional Product) defines a true net 

economic contribution and is subsequently the preferred measure for assessing economic impacts. 

• Income: Measures the level of wages and salaries paid to employees of the industry under consideration and 

to other industries benefiting from the project. 

• Employment: Refers to the part-time and full-time employment positions generated by the economic shock, 

both directly and indirectly through flow-on activity, and is expressed in terms of full-time equivalent (FTE) 

positions. 

Input-Output multipliers can be derived from open (Type I) Input-Output models or closed (Type II) models. 

Open models show the direct effects of spending in a particular industry as well as the indirect or flow-on 

(industrial support) effects of additional activities undertaken by industries increasing their activity in response 

to the direct spending.  

Closed models re-circulate the labour income earned as a result of the initial spending through other industry 

and commodity groups to estimate consumption induced effects (or impacts from increased household 

consumption). 
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MODEL DEVELOPMENT 

Multipliers used in this assessment are derived from sub-regional transaction tables developed specifically for this 

project. The process of developing a sub-regional transaction table involves developing regional estimates of gross 

production and purchasing patterns based on a parent table, in this case, the 2014-15 Australian transaction table 

(ABS, 2017b).  

Estimates of gross production (by industry) in the Catchment Area were developed based on the percent 

contribution to employment (by place of work) of the Catchment Area to the Australian economy (ABS 2012, 2017a), 

and applied to Australian gross output identified in the 2014-15 Australian table.  

Industry purchasing patterns within the Catchment Area were estimated using a process of cross-industry location 

quotients and demand-supply pool production functions as described in West (1993).  

Where appropriate, values were rebased from 2014-15 (as used in the Australian national IO transaction tables) to 

current values using the Consumer Price Index (ABS, 2017c). 

MODELLING ASSUMPTIONS 

The key assumptions and limitations of Input-Output analysis include: 

• Lack of supply-side constraints: The most significant limitation of economic impact analysis using Input-

Output multipliers is the implicit assumption that the economy has no supply-side constraints, so the supply of 

each good is perfectly elastic. That is, it is assumed that extra output can be produced in one area without 

taking resources away from other activities, thus overstating economic impacts. The actual impact is likely to 

be dependent on the extent to which the economy is operating at or near capacity.  

• Fixed prices: Constraints on the availability of inputs, such as skilled labour, require prices to act as a rationing 

device. In assessments using Input-Output multipliers, where factors of production are assumed to be limitless, 

this rationing response is assumed not to occur. The system is in equilibrium at given prices, and prices are 

assumed to be unaffected by policy and any crowding out effects are not captured. This is not the case in an 

economic system subject to external influences. 

• Fixed ratios for intermediate inputs and production (linear production function): Economic impact 

analysis using Input-Output multipliers implicitly assumes that there is a fixed input structure in each industry 

and fixed ratios for production. That is, the input function is generally assumed linear and homogenous of 

degree one (which implies constant returns to scale and no substitution between inputs). As such, impact 

analysis using Input-Output multipliers can be seen to describe average effects, not marginal effects. For 

example, increased demand for a product is assumed to imply an equal increase in production for that product. 

In reality, however, it may be more efficient to increase imports or divert some exports to local consumption 

rather than increasing local production by the full amount. Further, it is assumed each commodity (or group of 

commodities) is supplied by a single industry or sector of production. This implies there is only one method 

used to produce each commodity and that each sector has only one primary output. 

• No allowance for economies of scope: The total effect of carrying on several types of production is the sum 

of the separate effects. This rules out external economies and diseconomies and is known simply as the 

“additivity assumption”. This generally does not reflect real world operations. 

• No allowance for purchasers’ marginal responses to change: Economic impact analysis using multipliers 

assumes that households consume goods and services in exact proportions to their initial budget shares. For 

example, the household budget share of some goods might increase as household income increases. This 

equally applies to industrial consumption of intermediate inputs and factors of production. 

• Absence of budget constraints: Assessments of economic impacts using multipliers that consider 

consumption induced effects (type two multipliers) implicitly assume that household and government 

consumption is not subject to budget constraints. 

Despite these limitations, Input-Output techniques provide a solid approach for taking account of the inter-

relationships between the various sectors of the economy in the short-term and provide useful insight into the 

quantum of final demand for goods and services, both directly and indirectly, likely to be generated by a project. 
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HOUSEHOLD EXPENDITURE SUPPORTED 

This section outlines the household expenditure that would be associated with dwellings in the Base Case and 

Proposal Case, and the potential economic activity supported. 

The household expenditure activity supported should not be combined with the impacts in the section above, as 

some of these impacts are likely to have already been captured in the assessment (e.g. some household 

expenditure is expected to be spend on the dispersed jobs locating on-site).  

This section is to understand specific economic activity supported in Lane Cove LGA through household 

expenditure as its own separate analysis. 

Household Expenditure 

The ABS Household Expenditure Survey (ABS, 2017e) was used to identify the proportion of weekly household 

incomes that is spent across expenditure items. This was then applied to average weekly household incomes in 

Lane Cove LGA as outlined in the 2016 Census of Population and Housing (ABS, 2017a), annualised and allocated 

into their respective ANZSIC industries. The breakdown to ANZSIC industries was developed based on 

assumptions by AEC regarding the most appropriate ANZSIC industries for each activity. 

Table A. 4 and Table A. 5 show the household expenditure estimates for the Lane Cove LGA for the Base Case 

and the Proposal Case. 









EAST AND WEST QUARTER, ST LEONARDS EIA 

 
43 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

THIS PAGE INTENTIONALLY LEFT BLANK 



 

 

 

 



1

Helena Miller

From: Leung, Steam <Steam.Leung@colliers.com>
Sent: Wednesday, 17 January 2018 10:08 AM
To: Nicho Teng; William Lam
Subject: 28 Park Road St Leonards

Dear Nicho, I like to confirm that I have spoken to Elton Tsang the owner of the 28 Park Road St Leonards this morning, 
he confirmed that he is not going to sale his house.  
 
 
Regards  
 
Steam Leung  
National Director | Asia Markets 
Investment Services 
Dir +61 2 9257 0269 | Mob +61 412 236 138 | View My Profile 
Main +61 2 9257 0222 | Fax +61 2 9347 0769 | vCard 
Level 30, Grosvenor Place, 225 George Street | Sydney, NSW 2000 | Australia 
 

 
 

 
 

            



On 28 Dec 2017, at 9:23 am, Elton Tsang <etpostbox@gmail.com> wrote: 

Hi Steam,  
Thank you for your hard work so far. 
Just would like to clarify that even if 26 Park Rd sells their property, we might not be selling our 
property. In fact, due our circumstance, it is our preference to stay here. This is the message we 
have been all along trying to convey. Thanks again. 
Regards, 
Elton 
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