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1 Introduction 

This report has been prepared by Keylan Consulting Pty Ltd on behalf of DEXUS Projects Pty 

Ltd (DEXUS) in support of a Planning Proposal to Willoughby City Council (Council) to amend 

the Willoughby Local Environmental Plan 2012 (WLEP) in relation to land at 12 Frederick 

Street, St Leonards (the site). 

 

The Planning Proposal seeks to facilitate the delivery of a landmark health and education 

development which supports the growth of the St Leonards Health and Education Precinct. 

 

The site occupies a pivotal position in the St Leonards Health and Education Precinct and 

provides a unique opportunity to grow and strengthen the precinct through the provision of a 

range of health, education and related land uses and higher order jobs, in accordance with 

key strategic planning objectives in the Greater Sydney Region Plan and the North District 

Plan. 

 

Whilst current State and Council objectives to preserve land for urban services are 

acknowledged and supported, the site is fundamentally unsuitable for industrial use. It has 

already been identified as suitable for “hospital” use (through a Schedule 1 amendment in 

the southern part of the site) and is fringed by existing health related uses to the west, south 

and east. Furthermore, it is physically separated from the broader Artarmon employment 

area by existing non-industrial uses (including large format retail) to the north. Therefore, the 

site IN1 General Industrial zoning is no longer appropriate. 

 

Furthermore, there are no other instances of IN1 zoned land being contiguous to major 

Health and Education Precincts in Greater Sydney. The Planning Proposal seeks to address 

this anomaly by providing for the on-going orderly and economic evolution of the site towards 

a land use and built form outcome that expands, rather than constrains the St Leonards 

Health and Education Precinct. 

 

A summary of the proposed amendments to WLEP is provided in the Table below. 

 
Planning control Existing WLEP provision Proposed WLEP provision 

Land use zoning IN1 General Industrial B7 Business Park 

Height of building No applicable height controls 

Proposed maximum HoB: 

• ranging from 46.5m (RL 

122.00) to 63.30m (RL 140.00) 

(northern part of site) 

• no HOB proposed for southern 

part of site (approved North 

Shore Health Hub) 

Floor space ratio 

Northern part of site: 

• base 1:1 

• 1.5:1 if site is greater than 1,000 

m2 (site coverage of 45%) 

Southern part of site: 

• base 1:1 

• 1.5:1 if site is greater than 1,000 

m2 (site coverage of 45%) 

• 3:1 for buildings which comprise 

of a “hospital”  

Maximum FSR: 

• 4.5:1 (northern part of the site) 

• Retain maximum 3:1 on the 

southern part of the site 

(approved North Shore Health 

Hub) 
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Planning control Existing WLEP provision Proposed WLEP provision 

Schedule 1 

Additional 

permitted uses 

Development for the purpose of a 

hospital is permitted with 

development consent on the 

southern part of the site 

Additional permitted uses: 

• Shop (limited to 5% of total GFA) 

Table 1: Summary of proposed amendments to WLEP 2012 

The proposed B7 Business Park zoning reflects the range of higher order and knowledge-

intensive employment uses proposed for the site, which are necessary to enable the growth 

of the St Leonards Health and Education Precinct. 

 

The proposal will convert an underutilised site into an active innovation precinct, providing 

approximately 80,000 – 85,000 m2 with up to 2,000 jobs, new retail facilities, publicly 

accessible landscaped spaces, an enhanced streetscape along Reserve Road and upgrades 

to the local road network. 

 

The Planning Proposal entails a range of public benefits, including public domain and 

streetscape works, cyclist and pedestrian facilities and road upgrades. Dexus proposes to 

deliver these benefits to the community through a Voluntary Planning Agreement (VPA).  

 

The site is in a locality that is evolving in accordance with the need to expand the Health and 

Education Precinct and to ensure sufficient land for complementary land uses. This Planning 

Proposal and the development applications to follow will continue this evolution and Dexus 

will continue to work closely with Willoughby City Council (Council), the Department of 

Planning and Environment (DP&E) and the Greater Sydney Commission (GSC) to ensure that 

the site evolves to deliver the optimum land use outcome for its location. 

 

This report has been prepared in accordance with Section 3.33 of the Environmental 

Planning and Assessment Act 1979 (the Act), as well as the Department of Planning and 

Environment’s (DP&E) A Guide to Preparing Local Environmental Plans (August 2016) and A 

Guide to Preparing Planning Proposals (August 2016). 

 

In accordance with Section 3.33, this Planning Proposal includes: 

 

• a description of the site and surrounding locality 

• a statement of the objectives or intended outcomes of the proposed instrument 

• an explanation of the provisions that are to be included in the proposed instrument 

• the justification for those objectives, outcomes and provisions and the process for their 

implementation (including whether the proposed instrument will give effect to the local 

strategic planning statement of the council of the area and will comply with relevant 

directions under section 9.1) 

• details of the community consultation that is to be undertaken before consideration is 

given to the making of the proposed instrument. 
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1.1 Project team 

An expert project team has been formed for the Planning Proposal as follows: 

 
Discipline Consultant 

Urban Planners KEYLAN Consulting Pty Ltd 

Urban Design Woods Bagot 

Landscape Design McGregor Coxall 

Transport and Traffic SCT Consulting Pty Ltd 

Economic Analysis AEC Group Pty Ltd 

Contamination and geotechnical Coffey Services Australia Pty Ltd 

Infrastructure and services Warren Smith & Partners Pty Ltd 

Table 2: Project Team 

1.2 Consultation with Willoughby City Council 

The Applicant has met with Council on several occasions including 5 December 2017, 29 

August and 2 October 2018, to identify and discuss key issues and required specialist reports 

to support the Planning Proposal. Dexus will continue close consultation with Council 

following lodgement of the Planning Proposal. 
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2 The site and locality 

2.1 The site  

The site is known as 12 Frederick St, St Leonards, in the Willoughby Local Government Area 

(LGA). The site is legally described as Lot 1 in DP 591747. It has an area of 2.6 ha and is 

bound by Frederick Street to the north, Reserve Road to the west, Westbourne Street to the 

south and a mix of uses including warehousing, large format retail, commercial and business 

premises to the east (Figure 1). 

 

 
Figure 1: The site (outlined in red), North Shore Health Hub (outlined in black) (Base source: Google Maps) 

The site is bisected by a steep former quarry wall that results in an approximate 16-metre 

level change across the site from south to north. It also results in a poor relationship between 

existing development on the site and its Reserve Road frontage.  

 

Existing development on the site includes a two-storey warehouse building used for a mix of 

uses, including indoor recreation and commercial and warehouse/distribution. Council has 

approved the partial demolition of this warehouse building under DA 2016/211. This DA also 

subdivides the site to create proposed Lot 1 (southern part of the site, the area of 6,194 m2) 

and proposed Lot 2 (northern part of site, area of 1.859 ha). 

 

Figure 2 illustrates the site’s character from various vantage points around the immediate 

perimeter of the site. 
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Figure 2: The site character (Source: Woods Bagot) 

The above images were taken from the following vantage points around the perimeter of the 

site: 

 

1. view of site from Frederick Street looking west 

2. view of site from Reserve Road looking south 

3. view of the site looking north along Reserve Road 

4. view looking south along Reserve Road towards the Kolling Institute 

5. view looking west from the site to the hospital car park 

6. view of the intersection at Reserve Road and Westbourne Street (located on south-west 

corner of the site). 

 

Frederick Street provides the primary vehicular access point to the northern end of the site, 

with secondary access from Reserve Road. The site is well connected to the surrounding road 

network including the Pacific Highway to the south and Gore Hill Express Way to the north 

linking to the Sydney CBD, North Sydney and Chatswood. 

 

A previous Planning Proposal (PP_2016_WILLO_001_00) applying to proposed Lot 1 was 

lodged with Council in 2016 and gazetted on 23 March 2018. It amended the WLEP 2012 



 

Planning Proposal – 12 Frederick St, St Leonards – December 2018 6 

by adding “hospital” as an additional permitted use and amending the maximum floor space 

ratio (FSR) for the hospital development on the southern part of the site to 3:1. 

 

In accordance with this LEP amendment and subsequent State Significant Development 

consents (SSD 7543 Tower A, SSD 8499 Tower B Concept and SSD 8894 Tower B Stage 2), 

DEXUS is developing the North Shore Health Hub (Figure 3 and 4). The approved North Shore 

Health Hub has a total GFA of approximately 18,000 m2 and comprises health and medical 

purposes ancillary to the Royal North Shore Hospital and North Shore Private Hospital, 

including multi-tenanted hospital covering a range of services, cancer care, radiology and 

imaging, pathology, medical suites and allied health. Construction of the North Shore Health 

Hub is scheduled to commence in late 2018/early 2019. 

The North Shore Health Hub provides a logical expansion of the specialist health uses of St 

Leonards and is a catalyst development for the continuation of health related uses on the 

remainder of the site. 

 

On 29 June 2017, Council granted consent for the subdivision of the site to create proposed 

lots 1 and 2 DP 591747. Proposed Lot 2 will accommodate the approved North Shore Health 

Hub. 

 

 
Figure 3: Artist impression of the North Shore Health Hub (Source: Billard Leece) 
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Figure 4: Artist impression of the North Shore Health Hub (Source: Billard Leece) 

2.2 Surrounding locality 

The site is located within 7.5 kilometres of the Sydney Central Business District (CBD), 3.5 

kilometres of North Sydney CBD and 1 kilometre from Crows Nest Village. 

 

The southern part of the site is within walking distance (550 m) of existing St Leonards Trains 

Station and approximately 1 kilometre from the new Sydney Metro Crows Nest Station with 

an approximate 15-minute commute to the Sydney CBD. There are also a number of regular 

bus services within the catchment providing regular services to the Sydney CBD, Chatswood 

and Manly. 

 

The site’s locality is recognised by the GSC as the St Leonards Health and Education Precinct, 

which is also classified as a strategic centre in relevant metropolitan strategic planning 

documents (Section 6.3.2).  

 

The Precinct plays a significant role in the delivery of health services for the North Shore, 

which is reinforced by the co-location of the public and private hospitals. The Royal North 

Shore Hospital is a tertiary teaching hospital with ties to the University of Sydney (medicine, 

allied health), University of Technology, Sydney (nursing), and Australian Catholic University 
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(nursing and allied health). The Royal North Shore Hospital site is being developed in 

accordance with the 2012 Masterplan for clinical facilities and services and supporting 

administrative functions. The approval and development of the North Shore Health Hub on 

the southern part of the site strengthens and expands the specialist health functions of St 

Leonards. 

 

To the east of the site is the recently constructed Northside Mental Health Clinic at 10 Herbert 

Street. Immediately to the north of the site are large format retail stores, including the Home 

HQ retail centre and a Bunnings warehouse store.  

 

To the west of the site is the North Shore Private Hospital and Royal North Shore Hospital 

and St Leonards Campus for TAFE NSW. The Kolling Institute of Medical Research is to the 

immediate south.  

 

Figure 5 shows the site’s location relative to existing health related functions, demonstrating 

its physical and functional relationship with the Health and Education Precinct rather than 

industrial uses in the Artarmon employment area to the north. 

 

Further west of the site and the Precinct, the former ABC Site (Lot 6 DP 270714, 219 Pacific 

Highway) has been rezoned from IN2 Light Industrial to B7 Business Park, with the maximum 

FSR increased from 1:1 to 4.5:1. It is understood that the Council supported this proposal 

on the basis that it would permit large floorplate office development on the site and the 

clustering of employment associated with the Precinct. 

 

The locality is largely zoned IN1 General Industrial (including the site), with other zones 

including IN2 Light Industrial, B7 Business Park, SP2 Special Uses and RE1 Public 

Recreation. In addition to industrial and related uses, this area comprises a diverse range of 

non-industrial land uses including private hospitals, allied health, business/office, IT/media, 

showrooms, bulky goods, retail, restaurant and cafes, function centre and child care. 

 

The local character of the industrial area continues to evolve such that there is a clear 

delineation between the more traditional industrial type uses to the north in Artarmon and 

more business and knowledge economy related uses in St Leonards to the south, where the 

site is located. Figure 6 highlights the wide array of non-industrial uses that are prevalent in 

the area surrounding the site. 

 

The ongoing transition of the area away from traditional industrial uses is also evident 

through recent Planning Proposals made by Council which have amended Schedule 1 of the 

WLEP to enable additional permitted uses in the industrial area. There is also the recently 

constructed Artarmon Ambulance Superstation at 95-99 Reserve Road. 

 

This land use transition is also indicative of the logical separation of industrial activities with 

potentially greater impacts such as noise, vibration and air quality, from sensitive receivers 

in the Health and Education Precinct, such as hospital wards and research laboratories. (It is 

noted that while there is a concrete batching plant and resource recycling centre to the north 

of the Health and Education Precinct, these are shielded from existing health uses by a 

substantial quarry wall). 
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Figure 5: The site and surrounding health-related uses (Source: DEXUS) 
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Figure 6: Evolution of the St Leonards Industrial Area (Base source: Google Maps) 
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3 The case for change 

The Planning Proposal follows detailed strategic analysis to justify the proposed rezoning of 

existing industrial land to a broad range of land uses under a B7 Business Park zoning. This 

analysis includes a number of development scenarios and design options, economic and 

social impacts and consideration against key State and local strategic planning objectives. 

 

The Planning Proposal will deliver a significant increase in employment floorspace on the site 

as well as accommodating approximately 2,000 jobs, providing new building stock to support 

emerging industries such as health and education and knowledge-intensive industries that 

are critical to the growth of the Health and Education Precinct. 

 

The case for change for the site is summarised by the following key themes: 

 

 
 

•The Planning Proposal is consistent with the State Government direction to support the growth of 
the Health and Education Precinct.

Consistency with key stratgic planning framework for St Leonards

•The site is located immediately adjacent to, existing major health and education institutions (the 
Royal North Shore Hospital, Royal North Shore Private and St Leonards TAFE) is under single 
ownership and has the ability to deliver a coordinated urban renewal outcome.

Provides for a logical expansion of the Health and Education Precinct

•The existing industrial zoning of the site provides for a limited range of permissible land uses that 
are not compatible with and do not facilitate the co-location and clustering of compatible land uses 
to strengthen and expand the Health and Education Precinct.

•The existing industrial zoning of the site would allow for the development of a range of industrial 
activity that could result in significant land use conflicts with existing health uses and which would 
prevent the growth of the Health and Education Precinct. 

Current zoning is incompatible with the adjoining Health and Education 
Precinct and constrains its growth

•The underutilised site will be developed for higher order employment uses, which are 
complementary to the Health and Education Precinct and will encourage the co-location of health 
and medical services, including associated professional and commercial services consistent with 
other Health and Education Precincts in Metropolitan Sydney.

The site will be retained for employment opportunites

•The character of the immediately surrounding area has and continues to transition away from 
traditional industry and manufacturing uses. The site forms part of the Industrial Area, comprising 
of  only 4% of all industrial zoned land . The transition of the site to allow for a range of permitted 
uses will not impact or detract from the more traditional industrial land uses to the north of the 
site which are logically retained for industrial and urban service uses.

Will not impact on the traditional industrial land uses to the north of the site

•In addition to the creation of up to 2,000 higher order jobs on site, the proposal will deliver high 
quality architecture, local road upgrades, public domain and streetscape improvements, and 
community facilities in a timely manner.

Deliver public benefits



 

Planning Proposal – 12 Frederick St, St Leonards – December 2018 12 

Consideration of these key themes of strategic justification is outlined throughout this report 

and summarised below. 

Consistency with key planning framework for St Leonards 

The Planning Proposal is consistent with the strategic planning framework outlined in the 

Greater Sydney Region Plan, the North District Plan and the St Leonards and Crows Nest 

Station Precinct Interim Statement. Furthermore, the St Leonards and Crows Nest 2036 Draft 

Plan aims to facilitate continued jobs growth in the health and education sectors, with the 

physical expansion of health-related uses to the east towards Herbert Street. 

 

St Leonards is identified as a Health and Education Precinct in the Greater Sydney Region 

Plan and North District Plan and these plans identify a number of policy directions to support 

the growth and evolution of these precincts. The Planning Proposal directly responds to these 

directions. 

 

In addition, Council’s Industrial Lands Position Statement (2017) recognises the opportunity 

for the clustering of health and medical services in the southern portion of the Industrial Area. 

The Planning Proposal seeks to facilitate this ongoing clustering of compatible land uses 

required to support the Health and Education Precinct. 

Provides for a logical expansion of the Health and Education Precinct 

The site is located in a key focal point in the St Leonards Health and Education Precinct, 

immediately adjacent to the Kolling Institute and the Royal North Shore Private Hospital. 

Given its location, the importance of the site in the expansion and strengthening of the 

Precinct has already been recognised through the relevant local and State approvals for the 

development of the North Shore Health Hub on the southern part of the site. 

 

The GSC has identified the potential to leverage off the Precinct to grow jobs in 

complementary health services and education facilities. However, the St Leonards Health 

and Education Precinct is unique in that it is constrained in terms of land area given the 

contiguous industrial zoned lands and the Pacific Highway and residential development to 

the south and west. Furthermore, much of the existing Government-owned land is already 

built out, limiting the on-site opportunity for expansion and clustering of similar services and 

facilities.  

 

Furthermore, the Precinct lacks competitiveness due to a combination of factors including 

lack of anchor educational institutions, limited institutional research presence and limited 

commercial opportunities for private medical users. The lack of an anchor institute and 

clustering of research is inhibiting growth and the sustainability of the Precinct. 

 

The approval of the North Shore Health Hub triggered the logical expansion of health related 

uses in the locality, enabling the clustering of health and medical and associated uses with 

a clear functional relationship to existing health uses.  

 

The single ownership of the site presents a unique opportunity to implement the GSC 

direction to grow the Health and Education Precinct. 
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Current zoning is incompatible with the Health and Education Precinct and constrains 

growth  

The site’s IN1 General Industrial current zoning is anomalous, given there are no other 

instances of an IN1 zone directly adjacent to hospital acute services in the Greater Sydney 

Metropolitan area.  

 

The existing industrial zoned land provides for a limited range of permissible land uses that 

are not compatible with the strategic direction to encourage the co-location and clustering of 

compatible uses to strengthen and grow the precinct. 

 

A review of other Greater Sydney health and education precincts demonstrates (Figure 8) 

that other precincts are typically surrounding by mixed use zones which support more flexible 

and compatible land uses, allowing for the evolution and expansion of the precincts that is 

not possible in St Leonards given the contigous IN1 zoned lands. Employment uses in the St 

Leonards Industrial Area have already started to transition away from traditional industry and 

manufacturing uses towards health, education and knowledge-intensive uses. 

 

If new sites required for the clustering of land uses required to support the Health and 

Education Precinct are not supported by appropriate amendments to planning controls, the 

opportunity to build and grow a globally competitive research capability will be missed. 

 

In addition, the site’s location makes it unsuitable for the majority of the industrial uses that 

would otherwise be permissible in the zone. As shown in Figure 5, there are a number of 

sensitive uses in the immediate locality, including: 

 

• Royal North Shore Hospital (principal tertiary referral centre as well as a NSW Trauma 

Centre, 18 operating theatres, other services include severe burns injury, spinal cord 

injury, neonatal intensive care and interventional neuroradiology) 

• North Shore Private Hospital (313 beds, 15 operating theatres, medical and maternity 

facility including consulting suites, specialties include orthopaedics, obstetrics, 

neurosurgery, intensive care, cardiac surgery, cardiology, ear nose and throat, vascular, 

plastics, oncology and general surgery) 

• Kolling Institute (research clinic including a live laboratory and precision laboratories) 

• North Shore Health Hub (range of hospital uses including cancer care facility, operating 

rooms for specialist procedures such as eye surgery, IVF etc, specialist medical suits) 

• Northside Clinic (purpose built mental health facility with 112 rooms, day services and 

on-site consulting specialising in the treatment of mood and anxiety disorders, drug and 

alcohol dependence, postnatal depression and young adult services). 

 

The sensitivity of these land uses imposes a significant constraint on the site which 

fundamentally preclude higher impact industrial uses permissible under the site’s current 

zoning, such as depots, freight transport facilities and general industry. Any intensification of 

such uses, particularly on sites abutting health uses, could adversely impact on sensitive 

uses such as hospital wards and research laboratories through environmental impacts such 

as air quality, noise and vibration.  

 

The absence of or separation of industrial activity by well-defined buffers (eg other land uses, 

arterial roads, waterways etc) from health-related uses in other metropolitan health and 

education precincts (Figure 8) demonstrates that this potential land use conflict is unique to 

the St Leonards Health and Education Precinct. The current Planning Proposal addresses 
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this by proposing a range of lower impact land uses on the site that will present no on-going 

operational risks to existing health and related uses and provide a more flexible zoning that 

accommodates an appropriate mix of complementary uses. 

 

The site will be retained for employment uses 

The Planning Proposal seeks to converts an underutilised site into an active and vibrant 

innovation precinct with a total GFA of approximately 80,000 – 85,000 m2 and up to 2,000 

jobs. This is a significant increase above the approximately 160 jobs currently on the site. 

 

It will also provide for higher order employment generating uses that will have a greater level 

of output and contribution to the local economy. 

 

The Economic Analysis prepared by AEC demonstrates that compared to a base case (i.e. 

retaining the site as is) the proposal would result in a net benefit having the ability to 

contribute significantly to the local economy through direct and flow-on impacts in the order 

of: 

 

• $680 million output (including $294.5 million in direct activity) 

• $411.5 million contributions to GRP (including $180.3 million in direct activity) 

• $240.5 million in income and salaries paid to households 

• 3,321 FTE jobs (including 1.885 directly related to activity from the site). 

 

The direct and flow-on impacts demonstrate the economic merit of the Planning Proposal to 

have the ability to contribute significantly to the local economy and the growth of the Health 

and Education Precinct. There are also likely to be broader benefits to the eastern economic 

corridor and NSW economy. 

 

The AEC report also notes that while the proposal will theoretically lead to a loss of a small 

area of industrial lands, retention of the existing planning controls will result in a valuable, 

foregone opportunity to grow an internationally competitive health, education, research and 

innovation precinct of far greater economic proportions. 
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Figure 7: Comparison of Health and Education Precincts (Base source: Google Maps) 
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Will not impact on the traditional industrial land uses to the north of the site 

The site is on the southern boundary of the St Leonards/Artarmon Industrial Area, which is 

already characterised by a diverse range of non-industrial land uses. Light industrial uses are 

concentrated to the north-west adjacent to the Gore Hill Freeway and Pacific Highway, bulky 

goods and homeware retail are located in the central portion of the industrial area, with 

emerging professional services and health and education uses in the south. 

 

 
Figure 8: Evolution of the St Leonards Industrial Area (Base source: SGS (2017) 

Employment sectors in the locality have been evolving over time with industrial employment 

declining both in absolute terms and as a share of total employment. Conversely, health and 

education and knowledge-intensive employment has been growing. 

 

Redevelopment of the site for higher order employment uses will have no impact on industrial 

uses to the north as they do not have a functional relationship to the Health and Education 

Precinct. 

 

While the proposal would result in the rezoning of industrial lands, the site represents only 

4% of all industrial zoned land in St Leonards/Artarmon, and will not impact on the retention 

of land for industrial purposes that is not directly adjacent to the existing health and 

education purposes. 

 

The retention of the existing industrial zoning of the site will result in a foregone, significant 

opportunity to grow and strengthen the health and education precinct through private sector 

investment in a site that is uniquely located to support the clustering of health, education 

and research uses (and already recognised as suitable for this role through the approvals of 

the North Shore Health Hub). 
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In addition, the site is physically and functionally integrated with the St Leonards Health and 

Education Precinct rather than industrial uses in the Artarmon employment area to the north, 

as: 

 

• the site is contiguous with the existing public and private hospitals and in close proximity 

to other health related uses, including the Northside Mental Health Clinic to the north-

east 

• the southern part of the site has been already approved and is being developed as an 

expansion of the Health and Education Precinct (i.e. the North Shore Health Hub) 

• the site is bound by a range of non-industrial uses to the immediate north, including retail, 

which physically separate the site from the Artarmon Industrial Area to the north. 

 

Accordingly, the proposal provides a ‘no regrets’ approach to the rezoning of the land, as it 

would have a negligible effect on the Artarmon Industrial Area whilst continuing the evolution 

of the site for health and related uses. 

 

Deliver public benefits 

The Planning Proposal also has a range of public benefits including the provision of: 

 

• local road network upgrades, including: 

− extending the Campbell Street west approach kerb lane by 100m and allowing for a 

dual right turn land, dual departure lanes on Reserve Road 

− signalisation of Reserve Road/Frederick Street and Herbert Street/Westbourne 

Street 

− minor road upgrades to Frederick Street/Herbert Street including new signal arrow 

heads for Herbert Street 

• streetscape upgrades, including street tree planting and improved pedestrian 

accessibility 

• publicly accessible through-site link and corresponding easements on title in favour of 

Council. 

 

Dexus proposes to delivery these benefits to the community through a Voluntary Planning 

Agreement (VPA) (Letter of Offer at Appendix 6). 
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4 Existing employment profile of St Leonards 

AEC Group has prepared an Economic Impact Assessment (Appendix 1) which examines the 

employment profile of the St Leonards employment precinct. 

 

There are two catchment areas which establish the broader employment profile of St 

Leonards, as illustrated in the Figure below. 

 

 
Figure 9: Employment profile – catchment area (Source: AEC Group) 

St Leonards West is characterised by industrial zones (IN1 and IN2) and infrastructure zones 

(SP1 and SP2). This area employed over 16,000 people in 2016 (ABS, 2017). 

 

Health care and social assistance workers have continued to grow between 2006-2016 by 

2,164 employees. Industries that experienced decline included manufacturing (590 

employees or 40%), transport, postal and warehousing (286 employees or 29%), financial 

and insurance services (232 employees or 24%) and wholesale trade (120 employees or 

10%). 

 

Overall, the catchment area increased by 2,700 employees between 2006-2016 with the 

majority of this growth seen in the health care and social assistance sector. The greatest 

growth period was between 2011-2016, increasing by 16% (compared to 0.8% 2006-2011). 

 

The Economic Impact Assessment identified a change in employment composition between 

2006-2016 in the following areas: 

 

• population-serving (+14 %) 

• knowledge-intensive (+28%) 

• health and education (+41%) 

• industrial (-24%). 
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The Table below outlines employment by industry in the St Leonards West catchment areas. 

 
Industry 2006  2001  2016  Change  

I No. % No. % No. % No. % 

Population-serving 2,972 18.1 3,301 19.9 3,380 17.6 408 13.7 

Health and education 5,213 31.7 5,617 33.9 7,354 38.3 2,142 41.4 

Knowledge-intensive 4,403 26.8 4,209 25.4 5,655 29.4 1,252 28.4 

Industrial 3,852 23.4 3,446 20.8 2,824 14.7 -1,028 -23.6 

Total 16,439 100 16,574 100 19,055 100 2,774 16.9 
Table 3: Employment by industry St Leonards West (Source: AEC Group) 

This demonstrates that despite the large area of land zoned for industrial purposes, the 

catchment area is transitioning to higher order uses including health, education and 

knowledge-intensive uses amid the decline in industrial employment. 

 

St Leonards East employed approximately 15,700 employees in 2016 (ABS,2017). Given the 

location of this catchment area, the employment profile is dominated by knowledge-intensive 

industries (53% total share of employment in 2016). However, knowledge-intensive 

employment has declined between 2006-2016 by approximately 6% as outlined in the Table 

below. 

 
Industry 2006  2001  2016  Change  

I No. % No. % No. % No. % 

Population-serving 3,489 23.2 3,618 21.9 3,673 23.3 184 5.3 

Health and education 1,087 7.2 1,394 8.4 1,850 11.7 764 70.3 

Knowledge-intensive 8,904 59.3 9,533 57.6 8,373 53.2 -531 -6.0 

Industrial 1,531 10.2 2,008 12.1 1,854 11.8 323 21.1 

Total 15,011 100 16,553 100 15,751 100 740 4.9 
Table 4: Employment by industry St Leonards East (Source: AEC Group) 

In summary: 

 

• the knowledge-intensive sector grew in St Leonards West and declined in St Leonards 

East. The decline in the knowledge-intensive sector in St Leonards East correlates with 

the quality of commercial floor space available  

• a number of older commercial buildings located in St Leonards East catchment area have 

also been redeveloped for mixed-use purposes reducing the overall employment floor 

space available and therefore have not resulted in a net growth in employment 

• the health and education sector showed sustained growth in both areas. 
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5 Indicative concept design 

The indicative concept design accommodates the redevelopment of the site for higher order 

employment uses that are complementary and ancillary to the Health and Education 

Precinct., with a proposed GFA of approximately 80,000 – 85,000 m2. 

 

The proposed distribution of land use generally comprises: 

 

• expansion of the North Shore Health Hub from its approved location on the southern part 

of site (proposed Lot 2) to the northern part of the site (proposed Lot 1) 

• hotel accommodation for those working and visiting the precinct in the central part of the 

site 

• education, research and associated office uses in the northern part of the site  

 

The indicative design includes distribution of land uses as follows: 
 

Land use Indicative GFA (m2) 

Health 30,000 - 35,000 

Education 8,000 – 10,000 

Medi-hotel (01) 13,000 – 15,000 

Medi-hotel (02) 13,000 – 15,000 

Office 8,000 – 10,000 

Ancillary retail 4,000 – 5,000 
Table 5: GFA breakdown 

 
Figure 10: Indicative concept layout (Base source: Woods Bagot) 
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The scale and density of the development reflects the on-going transition of the area, with 

the clustering of taller buildings around the train station, stepping down to the north in line 

with the natural topography and reflecting the built form of existing buildings such as the 

Kolling Institute and the approved North Shore Health Hub. 

 

The proposal includes: 

 

• variation in the maximum height of buildings across the site to reflect the natural 

topography of the site: 

− 46.5 m (RL 122.00)  

− 53.6 m (RL 130.00) 

− 63.30 m (RL 140.00)   

(no maximum building height proposed for southern part of the site, noting that building 

heights of RL 128.3 and RL 138.35 have been approved under SSD 7543 and SSD 8894 

respectively). 

• a maximum FSR of 4.5:1 on the northern part of the site and retention of 3:1 on the 

southern part of the site. 

 

The proposal includes a series of new publicly accessible spaces, comprising: 

 

• six unique open spaces, each with a distinct character, tailored to its use and activity. A 

sensory pathway will run through the spine of the site, providing seamless connection to 

the street. 

• creation of a public plaza activating the corner of Frederick Street and Reserve Road, 

incorporating lighting, mature trees and art. 

• improved access and connectivity, enhanced treatments along the street edge of 

Frederick Street and Reserve Road with the incorporation of plant beds and WSUD. 

 

 
Figure 11: Indicative landscape design (Source: McGregor Coxall) 

The proposal has a Capital Investment Value (CIV) of approximately $480 million and the 

potential to create approximately 2,000 jobs on the site. 
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Figure 12: Indicative concept – looking south (Source: Woods Bagot) 

 
Figure 13: Indicative concept – looking north (Source: Woods Bagot)  
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Figure 14: Indicative concept – courtyard (Source: Woods Bagot)  

 
Figure 15: Indicative street view – looking south along Reserve Road (Source: Woods Bagot)  
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6 Statutory planning context 

6.1 Willoughby Local Environmental Plan 2012 

6.1.1 Land use zoning 

The existing zoning of the site is IN1 General Industrial as shown in the Figure below. 

 
Figure 16: Extract Land Zoning Map (Base source: DP&E Planning Portal) 

The key land use zoning controls applicable to the site are outlined in the Table below. 
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Planning control IN1 General Industrial 

Objectives of the zone • To provide a wide range of industrial and warehouse land uses. 

• To encourage employment opportunities. 

• To minimise any adverse effect of industry on other land uses. 

• To support and protect industrial land for industrial uses. 

• To encourage economic growth of the locality. 

• To minimise adverse effects on the natural environment. 

Permitted without consent Nil 

Permitted with consent Building identification signs; Business identification signs; Depots; 

Freight transport facilities; Garden centres; General industries; 

Hardware and building supplies; Industrial training facilities; Kiosks; 

Light industries; Markets; Neighbourhood shops; Places of public 

worship; Restaurants or cafes; Roads; Warehouse or distribution 

centres; Any other development not specified in item 2 or 4 

Prohibited Agriculture; Amusement centres; Animal boarding or training 

establishments; Boat sheds; Camping grounds; Car parks; Caravan 

parks; Cemeteries; Charter and tourism boating facilities; Child care 

centres; Correctional centres; Crematoria; Eco-tourist facilities; 

Educational establishments; Entertainment facilities; Environmental 

facilities; Exhibition homes; Exhibition villages; Extractive industries; 

Farm buildings; Forestry; Funeral homes; Health services facilities; 

Heavy industries; Highway service centres; Home occupations (sex 

services); Information and education facilities; Marinas; Mooring 

pens; Moorings; Office premises; Passenger transport facilities; 

Recreation facilities (major); Registered clubs; Research stations; 

Residential accommodation; Respite day care centres; Restricted 

premises; Retail premises; Rural industries; Signage; Tourist and 

visitor accommodation; Veterinary hospitals; Water recreation 

structures; Water supply systems; Wharf or boating facilities 
Table 6: Key statutory planning controls under WLEP 2012 

Schedule 1, clause 74 allows for the additional permitted use on the southern portion of the 

site (identified as Area 15 on the FSR Map, Figure 14) as development for the purposes of a 

“hospital”. 

6.1.2 Height of buildings 

No height controls apply to the site. 

6.1.3 Floor space ratio 

The maximum allowable FSR for the northern part of the site is 1:1. Clause 4.4A of WLEP 

allows this to be increased to 1.5:1 if the site area is greater than 1,000 m2 and site coverage 

does not exceed 45 percent (Figure 18). 

 

The southern part of the site (future Lot 2 DP 591747) also has a maximum allowable FSR 

of 1:1. However, clause 4.4A(24) of WLEP allows the following increases to FSR: 

 

• development for the purpose of a “hospital” has a maximum allowable FSR of 3:1 

• any other form of development on site has a maximum allowable FSR of 1.5:1 if the site 

coverage does not exceed 45% of the total site area. 
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Figure 17: Extract Floor Space Ratio Map (Base source: DP&E Planning Portal) 

6.1.4 Heritage 

Schedule 5 of the WLEP does not identify the site as being within a heritage conservation 

area or containing any items of heritage significance. 

 

The site is adjacent to Heritage Item I1 (the former Council Works Depot), located at 1 

Frederick Street, which is a two storey post-WWII industrial building of local significance. This 

building has been substantially modified and is used as the Home HQ, as illustrated in the 

Figure below. 

 

A tunnel has been identified on site, however, is not listed as a heritage item. Background 

research suggests that the tunnel may be associated with the early industry (brickworks) in 

the area. The tunnel is not accessible, has previously been fenced off and backfilled with 

contaminants of potential concern (i.e. hazardous materials and waste). Further detailed 

investigation will form part of future DAs.  
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Figure 18: Home HQ western elevation (Base source: Google Maps) 

 
Figure 19: Extract Heritage Map (Base source: DP&E Planning Portal) 
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6.1.5 Acid sulfate soils 

Clause 6.1 of Willoughby LEP 2012 relates to acid sulfate soils. Clause 6.1(2) states that 

development consent is required for the carrying out of works described in the Table on land 

shown on the Acid Sulfate Soils Map as being of the class specified for those works.  

 

The map identifies the site as being Class 5 land. These are the least sensitive classes of 

acid sulphate soils. For works described below an acid sulfate soils management plan is 

required to be prepared and provided to the consent authority before the granting of 

development consent. 

 

• Works within 500 metres of adjacent Class 1, 2, 3 or 4 land that is below 5 metres 

Australian Height Datum and by which the watertable is likely to be lowered below 1 

metre Australian Height Datum on adjacent Class 1, 2, 3 or 4 land. 

 

As the future works on the site subject to the Planning Proposal do not fall within this 

category, an acid sulfate soil management plan is not required. 

 

 
Figure 20: Extract Acid Sulfate Soils Map (Base source: DP&E Planning Portal) 
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7 The Planning Proposal 

Section 3.33(2) of the Environmental Planning and Assessment Act 1979 outlines the 

required contents of a Planning Proposal being:  

 

• Part 1 – a statement of the objectives and intended outcomes 

• Part 2 – an explanation of the provisions to be included in the proposed instrument 

• Part 3 – justification of the objectives, outcomes and the process for implementation 

• Part 4 – maps to identify the modifications required to the proposed instrument and the 

area to which it applies 

• Part 5 – details of the community consultation to be undertaken 

• Part 6 – draft timeline for the Planning Proposal. 

 

This report has also been prepared in accordance with the Department of Planning and 

Environment’s A Guide to Preparing Local Environmental Plans (August 2016) and A Guide 

to Preparing Planning Proposals (August 2016). 

7.1 Part 1: Objectives and Intended Outcomes 

The objectives of the Planning Proposal are:  

 

• to meet the demand for the health sector and professional services in the region and 

demand from health and medical service providers identified through the North Shore 

Health Hub process 

• create opportunities to capture anchor tenants to deliver innovation, industry, learning 

and development in the precinct 

• support and strengthen the role of the St Leonards Health and Education Precinct 

through complementary land uses and additional employment opportunities 

• provide accommodation for those visiting the adjacent hospitals and working int he 

precint 

• to assist in achieving State and local employment targets 

• provide for the above opportunities and benefits without impacting on the retention of 

land used for industrial purposes in the St Leonards employment area 

• to create a landmark development that provides superior urban design and a new civic 

destination in the precinct, while also being responsive to the changing skyline of St 

Leonards 

• to minimise land use conflict between industrial development and existing sensitive 

receivers in the St Leonards Health and Education Precinct 

• enhance connectivity and provide new public spaces in the precinct 

• leverage off the site’s highly accessible location to existing health, medical and education 

uses and existing and planned public transport, including Sydney Metro. 

 

The intended outcome for the Planning Proposal is to allow for a diverse range of uses 

consistent with the transition of the industrial area to an internationally competitive Health 

and Education Precinct. 
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7.2 Part 2: Explanation of provisions 

The Planning Proposal seeks to achieve the intended outcomes as outlined above (Part 1) in 

this report through an amendment to the WLEP 2012. 

 

The primary purpose of the Planning Proposal is to rezone the site from IN1 General Industrial 

for a diverse range of health and medical, education and research, medi-hotel, office and 

supporting retail to facilitate the renewal of the site. 

 

The B7 Business Park is considered the most appropriate zone to optimise the future 

employment generating potential on site, consistent with the ongoing transition of the 

industrial area and the prevalence of other areas of B7 zoned land in the locality. The 

proposed uses are generally permissible within a B7 zone. 

 

A rezoning of the site, rather than a Schedule 1 amendment, is considered to be justifiable 

from a strategic planning point of view as it is a more robust and transparent means of 

facilitating the transition of the site to provide for a logical expansion of the health and 

education precinct.  

 

The Planning Proposal also seeks appropriate built form controls consistent with surrounding 

development with a floor space ratio of 4.5:1 for the northern part of the site (proposed Lot 

1) while retaining 3:1 on the southern part of the site (proposed Lot 2). A height of building 

control is also proposed for the northern part of the site. Proposed amendments are 

discussed in detail in Section 7.4. 

 

A summary of the proposed LEP amendments are outlined and illustrated below. 

 
Planning control Existing WLEP provision Proposed WLEP provision 

Land use zoning IN1 General Industrial 
• B7 Business Park (including the 

southern part of the site subject 

to the Schedule 1 amendment) 

Height of building No height limit 

• Proposed maximum HoB on 

northern part of site ranging 

from: 

- 46.5m (RL 122.00) 

- 53.6m (RL 130.00) 

- 63.3m (RL 140.00) 

• No maximum HoB proposed for 

southern part of site (noting that 

building heights of RL 128.3 and 

RL 138.35 have been approved 

under SSD 7543 and SSD 8894 

respectively) 

Floor space ratio 

1:1 

1.5:1 (site coverage of 45% for 

southern part of the site) 

3:1 for the purposes of a “hospital” 

on the southern part of the site (cl 

4.4A (24)) 

• Maximum 4.5:1 (northern part of 

the site) 

• Retain maximum 3:1 on the 

southern part of the site 

Additional 

permitted uses 

Development for the purpose of a 

hospital is permitted with 

development consent. 

Additional permitted uses: 

• Shop (limited to 5% of total GFA) 

Table 7: Summary of proposed amendments to WLEP 2012 
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Figure 21: Summary of proposed amendments to WLEP 2012 (Base source: Woods Bagot) 

7.3 Part 3: Justification 

7.3.1 Section A: Need for a Planning Proposal 

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

Yes, the Planning Proposal is a direct response to a number of strategic plans that identify 

the strategic centre of St Leonards as a “Health and Education Precinct” (see Figure below). 

 

The Greater Sydney Region Plan (2018) states that: 

 
‘the most successful health and education precincts are internationally competitive and more 

accurately described as innovation districts. 

 

Innovation Districts are described as ‘transit-accessible precincts with an active ecosystem 

that includes health and education assets, surrounded by a network of medical research 

institutions, a mix of complementary industry tenants, housing, ancillary facilities and 

services. 

 

Dexus proposes to redevelop the site for a range of health, education and related uses with 

a total GFA of approximately 80,000 – 85,000 m2, to expand upon the North Shore Health 

Hub and deliver a world-class medical research facility. 

 

The success of the Precinct is reliant on the co-location of complementary land uses and 

services. The Planning Proposal provides the necessary mechanism to activate and grow the 

Precinct through the delivery of additional employment floor space and to attract services to 

support the precinct. 
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Figure 22: Health and Education Precincts (Base source: Greater Sydney Region Plan) 

Is the planning proposal the best means of achieving the objectives or intended outcomes, 

or is there a better way? 

Yes. The Planning Proposal is the best means of achieving land use change and development 

of a large consolidated site in single ownership. 

 

The site is currently zoned IN1 General Industrial. This zone allows for traditional industrial 

and manufacturing uses, such as hardware and building supplies, light industries, vehicle 

sales or hire premises, warehouse or distribution centres, depot and freight transport 

facilities etc. Health services facilities, hospitals, educational establishments and 

commercial premises are prohibited in this zone.  

 

Accordingly, the existing zone does not allow for the types of complementary land uses 

needed to support the growth of the Health and Education Precinct.  

 

The proposed B7 Business Park zoning best reflects the range of higher order and 

knowledge-intensive employment uses on the site. It also retains the site for employment 

purposes, with a focus on higher order, knowledge-intensive jobs and associated land uses, 

rather than the limited range of permissible uses under the IN1 General Industrial zone that 

have no functional relationship to the Health and Education Precinct and which constrain the 

evolution and growth of the Precinct. 
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The rezoning of the site is preferred over a Schedule 1 amendment, which is a poor strategic 

planning outcome that would artificially retain an IN1 zoning on a site that has already been 

identified as suitable to accommodate health and related uses. The use of Schedule 1 

amendments perpetuates a piecemeal and non-strategic approach to planning for the 

ongoing evolution and expansion of the Health and Education Precinct. 

 

The proposed B7 Business Park zoning is the best means of achieving the project objectives 

and to support the ongoing expansion of health and related uses on the site to support and 

grow the Health and Education Precinct.  

 

7.3.2 Section B: Relationship to Strategic Planning Framework 

Is the planning proposal consistent with the objectives and actions of the applicable 

regional or sub-regional strategy (including the Sydney Metropolitan Strategy and exhibited 

draft strategies)? 

Yes. A consideration of the Planning Proposal against relevant strategic planning documents 

is outlined below. 

 

NSW Making it Happen 

In June 2018, the Premier provided an update on the 12 Premier’s Priorities. Government’s 

key areas of focus include transport, health, education, environment, police and justice, 

infrastructure, family and community services, economy and accountability. 

 

• creating jobs 

• delivering infrastructure 

• reducing domestic violence 

• improving service levels in hospitals 

• tackling childhood obesity 

• improving education results 

• protecting our kids 

• reducing youth homelessness 

• driving public sector diversity 

• keeping our environment clean 

• making housing more affordable 

• improving Government services. 

 

Although NSW Making it Happen relates to investment in public infrastructure and services, 

the provision of the proposed hospital and associated specialist health facilities will enhance 

medical services provision in the Sydney metropolitan area and contribute to the 

achievement of key NSW Government priorities such as encouraging business investment, 

creating jobs, cutting waiting times for planned surgeries, and improving access to hospital 

emergency departments.  

 

Greater Sydney Region Plan 

In March 2018, the GSC released the Greater Sydney Region Plan 2056 (Region Plan). The 

Regional Plan sets out a 40-year vision for the region to establish a global metropolis of three 

cities – Western City, the Central River City, and the Eastern Harbour City, enabling the 

majority of people to commute to their nearest city within 30 minutes.  

 

The Willoughby LGA is located within the Eastern Harbour City. The established Eastern 

Harbour City is seen as the global gateway, known for its strong global economy and building 

a highly skilled workforce. The following Table outlines how the Planning Proposal is 

consistent with the relevant objectives of the Region Plan. 
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Objective Consistency 

A city supported by infrastructure 

Obj. 1: Infrastructure supports the three cities • The Plan states that ‘planning decisions 

need to support new infrastructure in each 

city – including cultural, education, health, 

community and water infrastructure – to 

fairly balance population growth with 

infrastructure investment.’ 

• The Planning Proposal is a direct response 

to the State Government direction to grow 

Health and Education Precincts and will 

deliver much needed services within a 

timely manner. 

• The Planning Proposal is supported by a 

letter of offer (Appendix 6) for a VPA for 

contributions to local infrastructure 

including local road upgrades, improved 

pedestrian accessibility and streetscape 

enhancements. 

• In addition, the proposal is consistent with 

the vision of a 30-minute city. As the 

Planning Proposal will ensure the delivery 

of jobs, education and health facilities and 

services where most residents live. 

 

 

 

 

A city of great places 

Obj. 12: Great places that bring people together • The Planning Proposal is supported by an 

indicative design that carefully considers 

the built environment. Development of the 

site will create the opportunity for a 

landmark development that provides 

superior urban design and a new civic 

destination in the precinct, including 

enhanced pedestrian and cycle links 

greatly improving the amenity of the area. 

A well-connected city 

Obj. 15 The Eastern, GPOP and Western 

Economic Corridors are better connected and 

more competitive 

• St Leonards sits within the Eastern 

Economic Corridor and has a high 

concentration of jobs with good access to 

roads and public transport.  

• The Plan seeks to strengthen the 

opportunities along the corridor and states 

that this will be achieved through the co-

location of health, education, social and 

community facilities in strategic centres 

along the economic corridor. 

• The site is ideally placed to maximise the 

opportunities for co-location and clustering 

of health and education services. The key 

driver of the proposal is to redevelop the 

site as an extension to the existing Health 

and Education Precinct, expanding 
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Objective Consistency 

complementary and compatible facilities 

including the delivery of a world-class 

medical research facility, clinical, 

education, laboratory and associated office 

space. 

Jobs and skills for the city 

Obj. 21: Internationally competitive health, 

education, research and innovation precincts 
• The Plan recognises that health and 

education activities can have a major 

influence on the attraction of other 

activities and their growth is driven by 

government investment. 

• The Planning Proposal is consistent with 

this objective as it provides significant 

investment in the economy and delivers a 

world-class health, education, research 

and innovation precinct. 

• This injection into the local economy is 

likely to encourage further investment, co-

location and clustering of health and 

medical services and may also attract an 

anchor academic institute. This is 

exemplified by a number of recent planning 

proposals for related health related uses, 

such as Ramsay Private Hospital and the 

North Shore Health Hub. The Planning 

Proposal will support the co-location and 

clustering of health and education 

facilities. 

Obj. 22 Investment and business activity in 

centres 
• The Plan states that: 

new health and tertiary education facilities 

such as hospitals and community health 

centres… should be located within or 

directly adjacent to centres, and ideally co-

located with supporting transport 

infrastructure. In some cases, health and 

education facilities may be the anchor of a 

new centre…a mix of retail and other 

services including hotel type 

accommodation adjacent to the precinct 

should be supported. 

• We note Council’s submission regarding 

the Health Administration Building at RNSH 

(SSD 8816) emphasised the importance of 

providing temporary accommodation within 

the Precinct. The Planning Proposal 

supports the delivery of short-term hotel 

accommodation catering to out-patient’s, 

family and visitors to the Precinct. 

• The Planning Proposal will provide access 

to jobs, goods and services, as well as 

attract business investment. This will 

diversify the range of land uses/activities 

available within the Health and Education 

Precinct and provide job growth. 
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Objective Consistency 

Obj. 23: Industrial and urban services land is 

planned, retained and managed 
• Whilst the Plan states that industrial and 

urban services land in the Willoughby LGA 

should be retained and managed, it also 

states: 

The management of these lands should 

accommodate evolving business practices 

and changes in needs for urban services 

from the surrounding community and 

businesses. There will be a need, from time 

to time, to review the list of appropriate 

activities within any precinct in 

consideration of evolving business 

practices and how they can be supported 

through permitted uses in local 

environmental plans. 

• The St Leonards Health and Education 

Precinct is in the unique position of having 

limited growth potential, given the 

contiguous industrial zoned lands and the 

Pacific Highway and residential 

development to the south and west. 

• The Planning Proposal provides an 

opportunity to fulfil the objectives of the 

Plan (and District Plan). It will facilitate the 

clustering of health, education and 

knowledge intensive uses to grow the 

Health and Education Precinct. 

• The type of uses proposed are consistent 

with surrounding development and recent 

approvals, further supporting the change in 

character of the southern portion of the 

industrial area in support of the growth of 

the Health and Education Precinct. 

• While the proposal will theoretically lead to 

a ‘loss of industrial lands’, the retention of 

the existing industrial zoning of the site will 

result in a foregone, significant opportunity 

to grow and strengthen the Health and 

Education Precinct through private sector 

investment in a site that is uniquely located 

to support the clustering of health, 

education and research uses. 

• While the proposal would result in the 

rezoning of industrial lands, the site 

represents only 4% of all industrial zoned 

land in St Leonards/Artarmon, and will not 

impact on the retention of land for 

industrial purposes that is not directly 

adjacent to the existing health and 

education purposes. 

A city in its landscape 

Obj. 31: Public open space is accessible, 

protected and enhanced 
• The Planning Proposal is supported by an 

indicative design that envisages through-

site links connecting people to nature. 
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Objective Consistency 

• The indicative public domain and 

landscape design establishes six 

individually characterised spaces, catering 

to various uses and activities. Each space 

will be connected to a through-site link 

acting as a spine through the site.  

• The Planning Proposal will also improve 

surrounding amenity and streetscape, 

delivering enhanced landscaping along 

Reserve Road and creating a public plaza 

on the corner of corner of Frederick 

St/Reserve Rd. 

An efficient city 

Objective 34: Energy and water flows are 

captured, used and re-used 
• Dexus is committed to managing resource 

consumption by minimising waste, 

increasing energy efficiencies and 

lessening the broader environmental 

impact through each development. 
Table 8: Relevant objectives of the Greater Sydney Region Plan 

North District Plan 

In March 2018, the GSC released the revised North District Plan 2018 which sets out the 

20-year vision for the North District, which includes Hornsby, Hunter’s Hill, Ku-ring gai, Lane 

Cove, Northern Beaches, Mosman, Ryde and Willoughby local government areas.  

 

It provides the district level framework to implement the goals and directions outlined in the 

Regional Plan and is intended to be used to inform the preparation of Local Environmental 

Plans, planning proposals, and strategic land use and transport and infrastructure planning.  

 

St Leonards is one of three Health and Education Precincts within the North District. The 

precinct is recognised as having the potential to leverage off existing health facilities such as 

the Royal North Shore Public and Private Hospital and the Mater Hospital to grow jobs in 

complementary health services and existing education facilities.  

 

The GSC has also identified St Leonards as a Collaboration Area, given its important health 

and education uses. St Leonards-Crows Nest is a Priority Precinct, and DP&E and the GSC 

are working with NSW Health, Transport for NSW, NSW Department of Industry, TAFE NSW, 

Lane Cove, North Sydney and Willoughby Councils to improve livability, productivity and 

sustainability of the area. This includes a baseline target for jobs in the precinct of 54,000 

by 2036 (or higher target of 63,500).  

 

Relevantly, St Leonards is recognised in the North District Plan as being a Health and 

Education Precinct that is mid-way along the maturity pathway for Health and Education 

Precincts. Therefore, St Leonards has further opportunities for growth in agglomeration, 

diversification and eco-system phases. These opportunities are also identified in the draft St 

Leonards and Crows Nest 2036 Plan, as noted above. The Planning Proposal seeks to 

facilitate the evolution and growth of the health and education precinct by providing essential 

floor space for the co-location of complementary uses including health, research, office and 

accommodation. 

 

The following Table highlights how the Planning Proposal is consistent with the relevant 

objectives of the North District Plan. 
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Planning Priority Consistency 

Infrastructure and collaboration 

N1: Planning for a city supported by 

infrastructure 
• The Plan states that ‘planning decisions 

need to support new infrastructure in each 

city – including cultural, education, health 

and community and water infrastructure to 

fairly balance population growth with 

infrastructure investment’. 

• The Planning Proposal offers the 

opportunity to align land use and 

infrastructure planning that will maximise 

the growth of the enable Health and 

Education Precinct. 

• The Planning Proposal is accompanied by 

letter of offer to enter into a VPA to deliver 

key benefits to the community including 

local road upgrades, improved pedestrian 

accessibility and streetscape 

enhancements. 

• The accompanying Infrastructure Report by 

Warren Smith & Partners (Appendix 4) also 

confirms that the site is well serviced by 

well serviced by existing infrastructure, 

utilities and services which have sufficient 

capacity. 

N2: Working through collaboration • St Leonards Health and Education Precinct 

and Planned Precinct (Crows Nest) forms 

part of a collaboration process led by the 

Department of Planning and Environment 

to identify opportunities to grow jobs, 

housing and infrastructure. 

• The purpose of the Planning Proposal is to 

facilitate the redevelopment of an 

underutilised site for higher order 

employment uses, which are 

complementary to the Health and 

Education Precinct and which will 

encourage the co-location of health and 

medical services. 

• This Planning Proposal and the 

development applications to follow will 

continue this evolution and Dexus will 

continue to work closely with Council, DP&E 

and the GSC to ensure that the site evolves 

to deliver the optimum land use outcome 

for its location. 

Liveability 

N4: Fostering healthy, creative, culturally rich 

and socially connected communities 
• One of the key actions is to ‘deliver health, 

safe and inclusive places for people of all 

ages and abilities that support active, 

resilient and socially connected 

communities by: 

o providing walkable places at a human 

scale with active street life 



 

Planning Proposal – 12 Frederick St, St Leonards – December 2018 39 

Planning Priority Consistency 

o prioritising opportunities for people to 

walk, cycle and use public transport 

o co-locating schools, health, aged care, 

sporting and cultural facilities 

o promoting local access to health fresh 

food and supporting local fresh food 

production’. 

• The Planning Proposal is consistent with 

Action 11 of the Plan, a key element of the 

design is the focus on the delivery of 

accessible public spaces. Which will be 

heavily landscaped including urban 

greenery, small water course running 

through the site and accessible public 

through site link has been proposed. 

A city of great places 

N6: Creating and renewing great places and local 

centres, and respecting the District’s heritage 
• The urban renewal of the site will result in a 

significant public benefit for the existing 

community and surrounding 

neighbourhood. 

• Renewal of the site will facilitate the 

creation of a landmark development that 

provides superior urban design and 

architecture and a new civic destination in 

the precinct.  

• The development of the site will provide 

2,000 jobs (direct) representing a 

substantial contribution to the Willoughby 

LGA economy. The proposal itself will invest 

$480 million into the area. Public benefits 

include public domain and streetscape 

works and road upgrades.  

• The site does not form part of a heritage 

conservation area, and there are no 

heritage items on site. 

• DEXUS propose to deliver benefits to the 

community through a Voluntary Planning 

Agreement (VPA) offer. 

Jobs and skills for the city 

N8: Eastern Economic Corridor is better 

connected and more competitive 
• The Planning Proposal will support the 

competitiveness of the Eastern Economic 

Corridor. It will deliver approximately 

80,000 – 85,000 sqm of employment floor 

space for a range of land uses and the 

creation of up to 2,000 higher order jobs. 

N9: Growing and investing in health and 

education precincts 
• The purpose of the Planning Proposal is to 

facilitate the redevelopment of the site for 

a range of health, education and related 

uses, including: 

o a mix of complementary hospital 

services that provide a strengthened 

network of leading service providers 

(e.g. rehabilitation, orthopaedics, 

oncology, urgent care and endoscopy) 
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Planning Priority Consistency 

o accommodation for persons receiving 

health care plus staff and visitors 

o a world class medical research facility, 

including clinical, education, laboratory 

and associated office space. 

• The proposal makes a significant 

contribution to the local economy and 

encourages the clustering, co-location of 

health and education services. 

• The proposal is consistent with Action 29 of 

the Plan which seeks to facilitate health 

and education precincts through creating 

the conditions for the continued co-location 

of health and education facilities and 

services to support the growth of the 

precincts. 

N11: Retaining and managing industrial and 

urban services land 
• The Plan states, ‘where retain and manage 

approach is being undertaken, councils are 

to conduct a strategic review of industrial 

land as part of updating local 

environmental plans.’ 

• The ‘retain and manage approach’ 

acknowledges the importance of 

accommodating evolving businesses 

practices and envisages periodic review of 

the list of permissible activities within 

industrial zoned lands in conjunction with 

broader centre and commercial strategies 

for individual precincts. This is of direct 

relevance to the Site. 

• The site forms part of the broader Artarmon 

Industrial Area and comprises only 4 % of 

industrial zoned land in the area. The 

character of the immediately surrounding 

area has and continues to transition away 

from traditional industry and manufacturing 

uses. 

• The Planning Proposal is consistent with 

this direction, as it reflects and seeks to 

facilitate evolving land uses in the locality 

by diversifying the range of land uses on a 

pivotal site already approved for the 

expansion of the Health and Education 

Precinct. 

• Redevelopment of the site for higher order 

employment uses will have no impact on 

industrial uses to the north as they do not 

have a functional relationship to the Health 

and Education Precinct. 

Sustainability 

N19: Increasing urban tree canopy cover and 

delivering Greed Grid connections 
• The Planning Proposal is consistent with 

Action 71 to ‘expand urban tree canopy in 

the public realm’.  
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Planning Priority Consistency 

• As illustrated in the indicative concept 

design (Appendix 2), the proposal includes 

extensive greening of the site which will 

increase the urban canopy in St Leonards 

(Objective 30). 

• The Planning Proposal entails a range of 

public benefits including publicly accessible 

landscaped spaces, public domain and 

streetscape works along Reserve Road (i.e. 

streetscape planting) which meet objective 

32. 

• These public benefits will be delivered 

through a Voluntary Planning Agreement 

(VPA) offer. 

N20: Delivering high-quality open space • As mentioned, the indicative public domain 

and landscape design establishes six 

individually characterised spaces, catering 

to various uses and activities. Each space 

will be connected to a through-site link 

acting as a spine through the site.  

• The Planning Proposal will also result in 

several public benefits including enhanced 

streetscape and accessibility along Reserve 

Road. 
Table 9: Relevant objectives of the North District Plan 

 

St Leonards and Crows Nest Station Precinct – Interim Statement 

In August 2017, DP&E released an Interim Statement on the key findings of the strategic 

planning investigation of St Leonards and Crows Nest Station Precinct. The review analysed 

the existing employment floorspace in the precinct and future employment demands and 

requirements. 

 

The Precinct is a major employment hub in Sydney and employed 44,000 people in 2016 

from a diverse range of industries and occupations over an employment floorspace of 

1,826,000 m2. 

 

The review identifies a number of existing industry specialisations including health care 

around the RNSH and Mater Hospitals, professional services in St Leonards, urban services 

(concrete batching plants, waste recycling and automotive services) in Artarmon and creative 

industries at Crows Nest. 

 

The review divides the Precinct into 10 Character Areas. The site is located in the “Artarmon 

Employment Character Area”. With regards to this area, the strategy recommends: 

 

…investigating opportunities to introduce smaller format incubator industries, 

retaining existing urban services, industry and mixed businesses associated with 

technology, IT and warehousing, attracting new businesses, improving connections 

and allowing employment to diversify and evolve over time… 

 

The Health and Education Character Area is located immediately adjacent to the Artarmon 

Character Area and is noted as having the following opportunities and considerations: 
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• The Health and Education character area is proposed to be retained for uses associated 

with the health and education industries building on the vision for a ‘health and 

education super precinct’  

• The Department will work with Health NSW to identify opportunities for additional 

capacity and growth in the health sector and providing improved connections from the 

Royal North Shore Hospital campus to the rest of the Precinct including other health-

related land uses.  

• The Department will work with the Department of Education and TAFE NSW to identify 

future education needs and opportunities.  

 

The review identifies the St Leonards Health and Education Precinct as a key employment 

area within the precinct and includes the health and education cluster centred around Royal 

North Shore Hospital and North Shore Private Hospital. In developing the strategic planning 

framework for the precinct, DP&E is working with Health NSW to identify opportunities for 

additional capacity and growth in the health sector.  

 

The proposal will support the strategic planning framework for St Leonards and Crows Nest 

Station Precinct as it will: 

 

• deliver additional employment floor space to address the undersupply and demand, 

creating employment opportunities  

• strengthen the existing health and education uses within the precinct through the 

provision of medical and allied health services  

• provide a logical expansion of the Health and Education Character Area through 

additional capacity and opportunities for the growth of the health sector.  

 

St Leonards and Crows Nest Station Precinct – Draft Plan 2036 

In October 2018, DP&E released the draft planning package (draft plan) for St Leonards and 

Crows Nest for public review and comment.  

 

The draft plan identifies the Precinct as an “employment hub” and that continued growth in 

the health and technology sectors will deliver around 16,500 new jobs across existing, 

emerging and evolving industries over the next 20 years.  

 

It states that an alliance with NSW Health, Education, DP&E and local councils will investigate 

emerging opportunities provided by the health and education precinct to expand jobs both 

within the precinct and the wider plan area. 

 

The draft plan also identifies the opportunity to foster development of high technology and 

health-related uses in the light industrial area to support the Health and Education Precinct.  

 

The Local Character Statement (which forms part of the suite of documents) identifies the 

site and the broader locality between Frederick Street and Herbert Street as being located 

within the Health and Education Precinct. It also indicates that the retention of industrial land 

should apply to the area north of Cleg Street, which is considered to be a logical delineation 

(see Figure below). 

 

The Planning Proposal is specifically aimed at expanding and strengthening the St Leonards 

Health and Education Precinct through complementary land uses and additional employment 
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opportunities. It will deliver approximately 80,000 – 85,000 sqm of employment floor space 

for a range of land uses and the creation of up to 2,000 higher order jobs on a site that is 

suitable for a transition to these higher order uses by virtue of its strategically significant 

location in providing a logical expansion of the health and education precinct. 

 

 
Figure 23: Local Character Statement Vision (Base source: DP&E) 

The draft plan does state that ancillary health uses in the industrial zone should be 

considered on a case by case basis. However, as outlined in Section 7.2, this Planning 

Proposal comprises a rezoning of the subject site, rather than a Schedule 1 amendment, as 

this reflects the strong evidence base for this land use change and provides a more robust 

and transparent means of facilitating the transition of the site to provide for a logical 

expansion of the health and education precinct.  

 

In addition, the Planning Proposal is considered to be generally consistent with the draft plan 

as: 
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• does not impact on the broader Artarmon Industrial Area 

• facilities the delivery of high technology and health-related uses 

• improves pedestrian amenity and connectivity to the Health and Education Precinct and 

the broader locality 

• increases tree canopy through the provision of street planting along Reserve Road 

• improves active transport links. 

 

Thought Leadership Series – A Metropolis that Works 

In October 2018, the GSC released Thought Leadership Series – A Metropolis that Works 

(the paper) to establish the strategic role of industrial or employment precincts across 

Greater Sydney. 

 

The paper notes competing pressures on industrial lands and suggests a ‘no regrets’ 

approach to decision making of industrial lands. However, in relation to the retention of 

industrial and urban services land, the paper notes that: 

 
recognising that industrial and urban services lands are places rather than simply defined by 

their zoning code highlights the potential, and need, for strategic thinking and plans that 

acknowledge their values as a core asset of a functional city.  

 
…protection does not, and should not, translate into freezing current frameworks in time. 

Rather, by acknowledging the vital importance of these localities, they can be placed centre-

stage in the wider strategic direction of the city… 

 

In this regard, the paper also notes that emerging health and education precincts need 

functional spaces in close proximity where related activities, such as medical start-ups, back 

office functions, and co-work spaces can locate and expand. The paper states: 
 

More careful and thoughtful plans are required for these [employment] precincts, to increase 

the density and range of activities which can take place within them and ensure that they 

remain productive, affordable and economically viable locations for businesses. Cities around 

the world are increasingly recognising that successful commercial centres, innovation 

clusters and health and education precincts rely heavily on their proximity to land which offers 

vital support, service and interface functions. 

 

It is also noted that the accompanying Information Note – SP2018-1 – Industrial and urban 

Services Land states that if a Planning Proposal involving change of use of industrial or urban 

services land to residential, retail or mixed uses in the areas covered by the retain and 

manage approach is lodged after the adoption of the District Plans, then it is to be considered 

on its strategic and site merits and the retain and manage policy. Furthermore, that the retain 

and manage approach prevails over other District Plan objectives relating to housing or retail 

floor area. 

 

This Planning Proposal relates to higher order employment uses and complementary uses 

associated with the Health and Education Precinct. As it does not relate to the housing or 

retail objectives of the North District Plan, it is understood that the retain and manage 

approach does not prevail. In this regard, this Planning Proposal contains a robust, evidence-

based consideration of the strategic and site-specific merits of the proposed land use 

transition on the site. 
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Strategic and site-specific merit 

The strategic and site-specific merit test is outlined in the Department of Planning and 

Environment’s A Guide to Preparing Local Environmental Plans, to assist proponents in 

justifying a planning proposal. 

 
Provision Consistency 

Strategic merit test 

Is the planning proposal: 

• consistent with 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 

• The Planning Proposal is consistent with the 

relevant objectives and planning priorities of 

the Greater Sydney Region Plan, North 

District Plan, St Leonards and Crows Nest 

Station Precinct Interim Statement and St 

Leonards and Crows Nest Draft Plan 2036 

to support the transition of the Royal North 

Shore Hospital Campus to a “health and 

education precinct”. 

• Consistent with a relevant local strategy 

that has been endorsed by the Department; 

or 

• Not applicable as the Department has not 

endorsed any local strategies for this 

locality. 

• Responding to a change in circumstances, 

such as the investment in new 

infrastructure or changing demographic 

trends that have been recognised by the 

existing planning controls. 

• The Planning Proposal is a direct response 

to strong forecasted employment growth 

within the health and education sector with, 

the sector projected to comprise 21% of 

Greater Sydney’s workforce compared to 

19% of the workforce as at 2018 (Greater 

Sydney Region Plan, 2018). 

a) Site-specific merit test 

Does the planning proposal have site-specific 

merit, having regard to: 

• The natural environment (including known 

significant environmental values, resources 

or hazards) 

• The site is heavily modified and has no 

known environmental values. The Planning 

Proposal is supported by site specific 

investigations relating to contamination, 

hydrology which have not identified any 

constraints to the proposed development. 

• The Planning Proposal has also had regard 

to the surrounding sensitive land uses 

including the existing public and private 

hospitals and Kolling Institute which 

comprises of live laboratories that are 

sensitive to noise and vibration. The 

proposed rezoning will minimise potential 

land use conflict by creating an appropriate 

buffer between these sensitive land uses 

and higher impact industrial activity. 

• The existing uses, approved uses, and likely 

future uses of land in the vicinity of the land 

subject to a proposal 

• The site is contiguous with existing major 

health and education institutions and 

situated in a locality that is continuing to 

transition to a more diverse range of land 

uses that are non-industrial in nature. 

• WLEP 2012 includes a number of Schedule 

1 ‘Additional Permitted Uses’ which have 

provided a platform to diversify land uses 

and employment opportunities in the 

locality, including “hospital”oin the southern 

part of the site.  
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Provision Consistency 

• The services and infrastructure that are or 

will be available to meet the demands 

arising from the proposal and any proposed 

financial arrangements for infrastructure 

provision. 

• The site is well serviced by existing 

infrastructure, utilities and services which 

have sufficient capacity (See Section 6.3.4) 

• DEXUS propose to deliver further benefits to 

the community through a Voluntary Planning 

Agreement (VPA) including local road 

upgrades, improved pedestrian accessibility 

and enhanced streetscape. 
Table 10: Strategic and Site-Specific Merit Test 

Is the Planning Proposal consistent with a Council’s Local Strategy or Other Local Strategic 

Plan?  

Willoughby City Strategy 2013-2029 

Yes. The Willoughby City Strategy is the Council’s community strategic plan, a long-term vision 

and plans for the future of the City to help guide decision making and planning until 2029. 

 

The City Strategy specifically notes that the St Leonard’s business district adjacent to the 

Royal North Shore Hospital and North Sydney TAFE precinct is a major employment, health 

and education centre. The new facilities at the Royal North Shore Hospital have created a 

modern regional hospital with associated infrastructure. 

 

The City Strategy also includes goal 5.1.1(e), that seeks to implement the St Leonards 

Strategy as a specialist centre for health and education with neighbouring councils. The 

proposal will support this goal by reinforcing and expanding the specialist health functions of 

the St Leonards strategic centre. 

 

Willoughby Industrial Lands Position Statement 2017 

Willoughby City Council’s Industrial Lands Position Statement: Discussion Paper 2017 

examines the opportunities, constraints and trends within the industrial areas of the LGA. 

 

The Discussion Paper identifies synergies in St Leonards/Artarmon Industrial Area between 

the industrial land and the hospital precinct, with some related medical industries such as 

Stryker located in the southern precinct. 

 

The Discussion Paper also recognises the opportunity for the clustering of health and medical 

services in the southern portion of the industrial site area. This is exemplified by a number of 

recent Planning Proposal for related medical land uses, such as Ramsay Private Health 

Hospital and North Shore Health Hub. 

 

The Planning Proposal reinforces these findings and will support the co-location and 

clustering of health and education facilities. 

 

Is the Planning Proposal consistent with Applicable State Environmental Planning Policies? 

Relevant State Environment Planning Policies are considered in the Table below. 

 
SEPP Consistency Consistency 

SEPP No. 1 Development 

Standards 

Not applicable SEPP 1 generally replaced by clause 4.6 of the 

Standard Instrument Local Environmental Plan. 

SEPP No. 19 Bushland in Urban 

Areas 

Not applicable The site is not zoned or reserved for public open 

space and therefore this SEPP is not applicable. 
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SEPP Consistency Consistency 

SEPP No. 55 Remediation of 

Land 

Consistent • SEPP 55 aims to provide for a State-wide 

consistent planning approach to the 

remediation of contaminated land, with 

various objectives and provisions, 

particularly to reduce the risk of harm to 

human health and the environment. 

• Clause 6 of SEPP 55 states that an 

environmental planning instrument should 

not include a zone that would change the 

use of the land, particularly for residential, 

educational, childcare or hospital uses 

unless the planning authority is satisfied 

that the potential risk to human health has 

been considered. 

• Clause 7 of the SEPP requires the Council to 

consider whether a Site is contaminated and 

whether the Site is suitable for the proposed 

use (before or after remediation).  

• In this regard, the site investigation report 

undertaken by Coffey Services Australia 

concludes that the land could be made 

suitable for the proposed land uses as 

outlined in this proposal (see Section 5.3.3). 

SEPP No. 64 Advertising and 

Signage 

Not applicable 
Not relevant to this Planning Proposal. 

SEPP (Exempt and Complying 

Development Codes) 2008 

Not applicable 
Not relevant to this Planning Proposal. 

SEPP (Housing for Seniors or 

People with a Disability) 2004 

Not applicable 
Not relevant to this Planning Proposal. 

SEPP (Infrastructure) 2007 Consistent • The ISEPP aims to facilitate the effective 

delivery of infrastructure across the State. 

This includes by identifying matters to be 

considered in the assessment of 

development adjacent to types of 

infrastructure development and providing 

for consultation with relevant public 

authorities about certain development 

during the assessment process or before 

development commencing.  

• Many of the provisions relating to 

development by the Crown and exempt 

development of certain development by on 

behalf of the Crown, which is not relevant to 

the Planning Proposal. 

• Clause 104 of the State Environmental 

Planning Policy (Infrastructure) 2007 (ISEPP) 

requires that DAs for certain traffic 

generating development, as set out in 

Schedule 3 of the policy, be referred to the 

Roads and Maritime Services (RMS) and 

that any submission from the RMS be 

considered prior to the determination of the 

application. 
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SEPP Consistency Consistency 

SEPP (Vegetation in Non-Rural 

Areas) 2017 

Consistent The site has historically been utilised for 

industrial purpose and is clear of any natural 

vegetation. 
Table 11: Relevant State Environmental Planning Policies 

 

Is the Planning Proposal consistent with applicable Ministerial Directions (s.117 

directions)? 

Yes. The Planning Proposal is consistent with the relevant Local Directions issued by the 

Minister for Planning under section 9.1 of the EP&A Act as detailed in the Table below. 

 
Ministerial Direction Consistency 

1 Employment and Resources 

1.1 Business and Industrial 

Zones 

The Planning Proposal is consistent with this Direction, as 

discussed in detail below. 

1.2 Rural Zones Not applicable to the site. 

1.3 Mining, petroleum 

production and extractive 

industries 

Not applicable to the site. 

1.4 Oyster aquaculture Not applicable to the site. 

1.5 Rural lands Not applicable to the site. 

2. Environment and Heritage 

2.1 Environment protection 

zones 

Not applicable to the site. 

2.2 Coastal protection Not applicable to the site. 

2.3 Heritage conservation The site does not form part of a heritage conservation area, 

and there are no heritage items on site.  

2.4 Recreation vehicles areas Not applicable to the site. 

2.5 Application of E2 and E3 

zones and environmental 

overlays in Far North Coast LEPs 

Not applicable to the site. 

3. Housing, infrastructure and urban development 

3.1 Residential zones Not applicable to the site. 

3.2 Caravan Parks and 

Manufactured Home Estates 

Not applicable to the site. 

3.3 Home occupations Not applicable to the site. 

3.4 Integrating land use and 

transport 

 

3.5 Development near licensed 

aerodromes 

Not applicable to the site. 

4 Hazard and risk 

4.1 Acid Sulfate Soils As noted in section 4.1.5, the WLEP 2012 applies acid sulfate 

provisions and maps the site as being Class 5 land. Site 

investigations were undertaken by Coffey Services Australia, 

which concludes that the Acid Sulfate Soil Risk Map covering 

this area of Sydney indicates that there are no known 

occurrences of acid sulfate soil materials in or around the site 

(see Section 5.3.3 and Appendix 5). The Planning Proposal is 

consistent with this Direction. 

4.2 Mine subsidence and 

unstable land 

Not applicable to the site. 

4.3 Flood prone land Not applicable to the site as the site is not considered to be 

flood affected (see Section 6.3.3). 
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Ministerial Direction Consistency 

4.4 Planning for bushfire 

protection 

Not applicable to the site. 

5. Housing, infrastructure and urban development 

5.1 Implementation of Regional 

Strategies 

Revoked. 

5.2 Sydney Drinking Water 

Catchments 

Not applicable to the site. 

5.3 Farmland of state and 

regional significance on the 

NSW far north coast 

Not applicable to the site. 

5.4 Commercial and retail 

development along the Pacific 

Highway, North Coast 

Not applicable to the site. 

5.5 Development in the vicinity 

of Ellalong, Paxton and Millfield 

Revoked. 

5.6 Sydney to Canberra Corridor Revoked. 

5.7 Central Coast Revoked. 

5.8 Second Sydney Airport: 

Badgerys Creek 

Not applicable to the site. 

5.9 North West Rail Link 

Corridor Strategy 

Not applicable to the site. 

5.10 Implementation of 

Regional Plans 

Not applicable to the site. 

6 Local Plan Making 

6.1 Approval and Referral 

Requirements 

The Planning Proposal does not include consultation, 

concurrence or referral above and beyond the provisions of 

WLEP 2012. The Planning Proposal is consistent with this 

Direction.  

6.2 Reserving land for public 

purposes 

Not applicable to the site. 

6.3 Site Specific Provisions The Planning Proposal is consistent with this Direction as it 

proposed to rezone the site consistent with the WLEP 2012. 

The proposal will expand the range of permitted uses on site. 

7 Local Plan Making 

7.1 Implementation of A Plan for 

Growing Sydney 

The Greater Sydney Region Plan has superseded a Plan for 

Growing Sydney. The Planning Proposal is consistent with the 

objectives of this Plan (see Section 6.3.2). 

7.2 Implementation of Greater 

Macarthur land release 

investigation 

Not applicable to the site. 

7.3 Parramatta Road corridor 

urban transformation Sydney 

Not applicable to the site. 

7.4 Implementation of North 

West Priority Growth Area 

interim land use and 

infrastructure implementation 

plan 

Not applicable to the site. 

7.5 Implementation of Greater 

Parramatta Priority Growth Area 

interim land use and 

infrastructure implementation 

plan 

Not applicable to the site. 

7.6 Implementation of Wilton 

Priority Growth Area interim land 

Not applicable to the site. 
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Ministerial Direction Consistency 

use and infrastructure 

implantation plan 

7.7 Implementation of Glenfield 

to Macarthur urban renewal 

corridor 

Not applicable to the site. 

Table 12: Section 117(2) Local Planning Directions 

Direction 1.1 Business and Industrial Zones 

The Planning Proposal is consistent with the objectives of s.117(2), Direction 1.1 Business 

and Industrial zones, as outlined in the Table below and supported in AEC assessment 

(Appendix 1). 

 
Objective Consistency 

1. Encourage employment 

growth in suitable locations. 
• The site currently accommodates approximately 160 

employees in a range of business types, including storage 

facilities for business equipment and supplies, indoor 

recreational facilities and retail warehousing/distribution.  

• The Planning Proposal envisages the development of the 

site to accommodate more than 12 times the number of 

employees in floor space and facilities that are contiguous 

with existing anchors in the St Leonards Health and 

Education Precinct.  

• The Planning Proposal responds to the need for a range of 

floorspace types to provide the opportunity for industry, 

business and academia to co-locate and cluster with uses 

already present in the St Leonards Health and Education 

Precinct, with ancillary uses such as short-term 

accommodation, retail and recreational amenity to support 

the health, education and research uses. 

• The proposal leverages its strategic location adjacent the 

health and education precinct to provide an opportunity for 

government, academia and industry partners to co-locate, 

cluster and collaborate.  

• The site’s location adjacent to the Health and Education 

Precinct make it suitable for encouraging employment 

growth. The Planning Proposal complies with this objective.  

2. Protect employment land in 

business and industrial 

zones. 

• The Planning Proposal recognises that sectoral trends and 

evolving business practices influence the demand for 

industrial lands.  

• Analysis of the Precinct’s employment profile identifies a 

distinct evolution of employment activity to that of 

knowledge-intensive and institutional (health and 

education) sectors.  

• Industrial employment has been declining in both 

absolute terms and as a share of total employment. This 

is has occurred in the absence of any major rezoning of 

industrial lands, signifying an organic evolution of 

businesses that occupy the employment lands.  

• The Planning Proposal responds to the identified need for 

employment floorspace in the St Leonards Employment 

Area, proposing a land use change that would 

accommodate current permitted uses as well as uses in 

demand but not being met. The Planning Proposal 

complies with this objective.  
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Objective Consistency 

• The Planning Proposal seeks to rezone the site from an 

Industrial to Business zone, which protects and 

strengthens the employment opportunities and capacity 

of the site. The retention of the existing industrial zoning 

of the site will result in a foregone, significant opportunity 

to grow and strengthen the Health and Education Precinct 

through private sector investment in a site that is uniquely 

located to support the clustering of health, education and 

research uses. 

• In addition, redevelopment of the site for higher order 

employment uses will have no impact on industrial uses 

to the north as they do not have a functional relationship 

to the Health and Education Precinct. 

3. Support the viability of 

identified strategic centres. 
• St Leonards is identified as a strategic centre with access 

to a wide range of goods, services and jobs. St Leonards 

is also identified a health and education precinct, given 

the clustering of the Royal North Shore Hospital, Royal 

North Shore Private and the St Leonards Campus for 

TAFE.  

• The Planning Proposal supports the growth and viability of 

the centre, as well as accommodate ancillary retail 

floorspace to support localised activity that occurs directly 

on the Site. Retail will be limited to shops serving the local 

workforce and visitors and will not impact on surrounding 

centres. 

• Induced visitation to the site and increased business and 

employment activity is expected to support the St 

Leonards strategic centre, with workers and visitors 

expected to add to the vibrancy of the strategic centre. 

The Planning Proposal complies with this objective.  
Table 13: Consistency with Direction 1.1 Business and Industrial Zones objectives 

The Direction also requires the relevant Planning Authority to ensure the Planning Proposal 

is consistent with the following: 

 

a) give effect of the objectives of this direction 

As outlined in the Table above the Planning Proposal is consistent with the objectives for 

business and industrial zones. 

 

b) retain the areas and locations of existing business and industrial zones 

The Planning Proposal seeks to rezone the site from IN1 General Industrial to B7 Business 

Park. The B7 Business Park zone remains consistent with the objectives as it retains the site 

for employment purposes and will facilitate intensification of business activity and the 

employment capacity of the site.  

 

c) not reduce the total potential floor space area for employment uses and related public 

services in business zones 

The proposal will provide for up to 85,000 m2 of GFA for largely employment uses and will 

result in an increase in employment on the site from approximately 160 (today) to 2,000 jobs 

once operational. 
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d) not reduce the total potential floor space area for industrial uses in industrial zones 

The proposed rezoning will result in the conversion of the land from current underutilised site 

to higher order employment uses. While there is a potential loss of industrial floor space, the 

B7 Business Park zone would facilitate an overall increase in employment floor space and 

additional permitted uses on site. Notably many of the permitted uses in the B7 zone are 

consistent with an industrial zone, i.e. light industry. 

 

e) ensure that proposed new employment areas are in accordance with a strategy that is 

approved by the Secretary of the Department of Planning and Environment. 

As previously outlined, the Planning Proposal is a direct response to a number of strategic 

plans and is consistent with the State Government’s objective to grow the Health and 

Education Precinct. 

 

7.3.3 Section C: Environmental, Social and Economic Impact 

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? 

No. The site contains some vegetation consisting mainly of native regrowth and exotic 

species, with some areas of significant weed infestation, particularly along the western 

boundary of the site. More mature trees are located along the Westbourne Street frontage 

(the southern boundary of the site). The northern part of the site is highly disturbed and 

occupied by existing warehouse buildings. 

 

A Flora and Fauna Assessment was undertaken as part of SSD 7543 (Tower A) which 

concluded that the site does not comprise of remnant vegetation communities and does not 

conform to any threatened ecological community listed under current legislation 

 

Additionally, on the 30 January 2018, DP&E and the Office of Environment and Heritage 

advised that the proposed development of the North Shore Health Hub is not likely to have 

any significant impact on biodiversity values and that there is no need for a Biodiversity 

Development Assessment Report. These findings remain relevant to this Planning Proposal. 

Are there any other likely environmental effects as a result of the Planning Proposal and 

how are they proposed to be managed? 

The Planning Proposal has considered the following potential environmental impacts. 

 

Built form, urban design and public domain 

The Planning Proposal is accompanied by an indicative concept plan prepared by Woods 

Bagot (see Appendix 2).  

 

The indicative concept plan for the site will facilitate the creation of a landmark development 

that provides superior urban design and architecture and a new civic destination in the 

precinct.  

 

The indicative concept design is underpinned by the following key factors, which have 

contributed to the overall development of the masterplan for the site: 

 

1. orientation and topography have strongly influenced the design and massing, creating a 

development that has 3 key areas that step down with the natural form of the site, 

responding to the topography and maximising access to natural light 
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2. the through-site link creates an active pedestrian spine through the development that 

connects the site to its surrounds and assists with permeability and movement through 

the site 

3. a varied built form that is capable of accommodating different buildings that can cater 

for the variety of uses proposed for the site (uses)  

4. the proposed built form, public domain and landscaping has improved the permeability 

of the site and creating strong connection to the surrounding locality 

5. landscaped podiums have allowed for the creation of distinctively characterised 

landscape spaces, including an urban rainforest that brings the healing and calming 

elements of nature to the health precinct.  

6. street activation through appropriately sited access points and active frontages to 

Reserve Road and Frederick Street. 

 

 
Figure 24: Design principles (Source: Woods Bagot) 
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The indicative concept plan proposes varied heights across the site that take advantage of 

the natural topography of the land stepping down towards the north. Heights range from 46.5 

m (RL 122.00) on the northern most part of the site, to 53.6m (RL 130.00) on the central 

part of the site to 63.30m (RL 140.00) on the southern part of the site adjacent to the North 

Shore Hub (Figures 25 and 26). 

 

The density allows for a FSR of 4.5:1 on the northern part of the site, with 3:1 to be retained 

on southern part of site to allow for the development of the North Shore Health Hub. Based 

on the indicative concept design, the proposed maximum FSR will notionally comprise the 

following: 

 

• health 30,000 – 35,000 m2  

• medi-hotel 26,000 – 30,000 m2  

• education 8,000 – 10,000 m2  

• office 8,000 – 10,000 m2  

• ancillary retail 4,000 – 5,000 m2 (as required to ensure sound placemaking outcome) 

 

The proposed provisions are consistent with prevailing development in the locality, including: 

 

• FSR of 3:1 for hospital development on the southern part of the site 

• FSRs in precincts within the RNSH masterplan ranging from 3.2:1 up to 8.9:1 

• FSR of 4.5:1 at 219 Pacific Highway, Artarmon. 

 

The proposed scale and density are consistent with the changing skyline of St Leonards, with 

the clustering of taller buildings around the train station and stepping down of building to the 

north in line with the natural topography (Figures 24 and 25). 
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Figure 25: Proposed maximum height of buildings (Source: Woods Bagot)  
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Figure 26: Skyline of St Leonards – site outlined in red (Base source: Woods Bagot) 
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Figure 27: Indicative concept and context (Base source: Dexus)  

Other key features of the indicative concept plan include: 

 

• six unique open spaces, each with a distinct character, tailored to its use and activity. A 

sensory pathway running through the spine of the site, providing seamless connection to 

the street. 

• creation of a public plaza activating the corner of Frederick Street and Reserve Road, 

incorporating lighting, mature trees and art 

• improved access and connectivity, enhanced treatments along the street edge of 

Frederick Street and Reserve Road with the incorporations of plant beds and WSUD. 

 

The indicative concept plan (Appendix 2) includes a shadow analysis and visual impact 

assessment which demonstrate the proposed built form can be appropriately 

accommodated on site. 

 

Traffic, access and car parking 

A Traffic and Transport Assessment (TTA) has been undertaken by SCT Consultants (Appendix 

3). The TTA reviews the parking requirements, projected traffic generation rates, the likely 

level of impact on the surrounding road network and identifies opportunity for road 

infrastructure upgrades. 

 

Existing conditions 

Frederick Street aligns in an east-west direction on the northern boundary, and Reserve Road 

runs north-south direction along the western boundary of the site (see Figure below). Reserve 

Road is partially closed at the midpoint of the site to accommodate on-site hospital parking; 

southbound movement is possible for hospital staff via security access. 
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Figure 28: Road network hierarchy (Source: SCT Consulting) 

Vehicular access to the site would remain from both Frederick Street and Reserve Road. The 

existing Reserve Road access will be dedicated to service vehicles only. 

 

The current local road network caters for distinct commuter travel behaviour patterns 

increasing contra flows especially during the peak periods. The increase in volume has 

resulted in significant delays and vehicle queues due to lack of opportunity to turn. 

 

Traffic generation 

Traffic modelling by SCT identified that the following intersections’ level of service (LoS) will 

deteriorate to LoS F predominately due to background growth rates over the next 13 years: 

 

• Gore Hill Freeway (M2)/Reserve Road (south) – during PM peak 

• Reserve Road/Frederick Street – during PM peak 

• Herbert Street/Westbourne Street – during PM peak. 

 

To reduce the potential impact of traffic generated by the proposal, SCT have identified the 

following options: 

 

• Minor modification to Reserve Road/Campbell Road to provide additional spare capacity 

offset. This entails extending Campbell Street west approach kerb lane by 100 m and 

allow dual right turn lane. 
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• Signalisation of Reserve Road/Frederick Street comprising: 

o dual approach and departure lanes on Reserve Road (north approach) and 

Frederick Street (east approach) as well as dual departure lanes on Reserve Road 

(south approach) with parking restrictions during peak periods to increase lane 

length 

o banning the right turn from Reserve Road south into Frederick Street headed east 

o banning the right turn from Enterprise Centre west approach onto Reserve Road 

o pedestrian legs on the west, south and east approaches 

o cycle facilities subject to the design process. 

• Signalisation of Herbert Street/Westbourne Street comprising: 

o dual approach and departure lanes on Herbert Street 

o parking restrictions during peak periods 

o restrictions on all approaches and departures. 

 

Figure 29 illustrates these initiatives. 

 

 
Figure 29: Initiatives to support the rezoning of the site (Source: SCT Consulting) 

Due to background growth the Frederick Street/Herbert Street intersection requires minor 

upgrades. However, these improvements are required regardless of the development of the 

site. Two options are proposed: 

• Option 1: (minor improvements) involves providing a new signal arrow head for Herbert 

Street north to allow for trailing right turn phase. 
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• Option 2: (significant improvements) involves phasing optimisation (right turn arrow 

head), dual right turn from Frederick Street west approach and parking restrictions on 

southern departure kerbside on Herbert Street (approximately 135 m). 

 

Parking 

The TIA notes that the mix of proposed uses includes a number of activities that are not car 

dependent, including retail, hotels and white-collar professionals. The site also has a high 

level of public transport access, including bus, train and new metro. 

 

Willoughby’s Development Control Plan (WDCP) 2012 identifies parking rates for 

development within railway precincts and major public transport corridors can be reduced 

based on the following factors: 

 

• whether a Green Travel Plan has been provided 

• encouraging less use of motor vehicles, especially those developments close to railway 

stations and major public transport routes 

• accessibility of public transport and the probable transport mode of users 

• proximity to bicycle routes 

• the impact of not providing the parking. 

 

The TIA proposed modification of the WDCP parking rates for the following: 

 

• hotel a maximum of 1 space per room 

• commercial/office and educational/research facility maximum of 1 space/225 m2 

• retail no spaces proposed in line with the ancillary nature of this activity. 

 

A comparison of relevant parking rates applicable to the proposal is outlined in Table 14. 

 

As such, SCT concludes that the proposed reduction in commercial car parking provision on-

site is justifiable based on the following: 

 

• promotion of alternative modes of transport 

• implementation of a movement hierarchy which focuses on active transport 

• the site is just outside the 500 m walking distance to St Leonards Train Station 

• rates could be considered a ‘half way point’ between the Rail Way Precincts rate and the 

Outside of Railway Precinct rate. 
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Land use Provision WDCP 

requirement 

Parking 

proposed 

Commercial  • 1 space/60 m2 GFA 389 103 

*Education/research facility • 1 space/100 m2 GFA 89 89 

Retail • 1 space/25 m2 GFA 190 0 

Private hospital • 1 space/registered medical 

practitioner or dentist 

• +1 space/2 other employees 

• +1 space/3 beds for visitors 

180 180 

Medi-hotel 01 • 1 space/unit 

• +1 space/2 employees 

340 259 

Medi-hotel 02 • 1 space/unit 

• +1 space/2 employees 

165 354 

Total  1,810 985 
*Interpreted as high-tech industry warehouse. 

Table 14: Proposed car parking provision (Source: SCT Consulting) 

Active transport 

The TTA concludes that the existing public transport, walking and cycling infrastructure would 

effectively manage increased demand as a result of the proposal. 

However, it also recommends a number of improvements to walking and cycling connections, 

including improvements to pedestrian amenity and a potential cycleway on Reserve Road in 

line with the Council’s Bike Plan Review (see Figure below). 

 

The through-site links proposed as a part of the Royal North Shore Hospital Major Project 

development application (MP 06_00651 MOD 7) also have the potential to create a more 

direct connection to the station from Reserve Road, providing an alternative to Herbert Street 

as the main route to the station. 

 

 
Figure 30: Bike Plan review (Source: SCT Consulting) 
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Flooding 

There are no flooding maps in the WLEP 2012 applying to the site. However, Warren Smith 

& Partners have reviewed the previous flood assessment undertaken by Lyall and Associates 

in 2016, which assessed the overland flow paths within the vicinity of 12 Frederick Street, St 

Leonards (see Appendix 4). 

 

The assessment comprised of three HEC-RAS models to assess the depth of flooding that 

would occur along the roads adjoining the site boundaries these included: Reserve Road 

West, Reserve Road East (which extends along the southern side of Frederick Street and 

Westbourne Street. 

 

The modelling concluded that all overland flow would be contained within the road reserve, 

resulting in no impact to the site during storm events up to, and including the 1% AEP.  

 

The maximum water level during the 100-year ARI storm is 90 mm which occurs in the 

eastern kerb and gutter system of Reserve Road (see Figure below). The stormwater is 

contained within the road reserve and shall reticulate into the stormwater drainage system 

on Reserve Road. The site is not considered to be flood affected, and freeboard is therefore 

not required. 
 

 
Figure 31: 100-year ARI flood levels (Source: Warren Smith & Partners) 



 

Planning Proposal – 12 Frederick St, St Leonards – December 2018 63 

Contamination 

Coffey Services Australia has undertaken a Preliminary Site Investigation for the site 

(Appendix 5). The site investigations identify the following areas of environmental concern 

(AECs): 

 
Activity Contaminant of potential concern Likelihood of impact 

Former quarrying activities and 

brick/tile works on site 

Metals (e.g. arsenic, cadmium, 

chromium (III and VI), lead mercury, 

nickel, zinc), and PAH 

Low-moderate 

Former printing workshop Acids, Alkalis, Solvents, Heavy 

metals 

Moderate 

Storage and use of 

hydrocarbons (on and off-site) 

TRH, BTEX, PAHs, heavy metals 

(lead) 

Moderate 

Fill material of unknown 

quality and origin 

Heavy metals, PAH, TRH, BTEX, 

OCP, PCB and asbestos. 

Low-moderate 

Table 15: Areas of environmental concern (AECs) 

The PSI concludes that the site could be made suitable for the proposed land uses. However, 

it is recommended that the following be undertaken prior to lodgement of detailed 

development applications: 

 

• a Detailed Site Investigation is undertaken to assess the signficance of potential soil and 

groundwater contamintion (if present) 

• further research be undertaken of tenant records to identify possible location of the 

roofed store maintained by Noyes Bros Pty Ltd 

• inspection of the tunnel within the south western boundary of the site. 

 

Has the Planning Proposal Adequately Addressed Any Social and Economic Effects?  

The economic impact of the Planning Proposal has been assessed by AEC Group (see 

Appendix 1). 

 

The Region Plan highlights that Health and Education Precincts are successful and 

economically viable when they are an ‘innovation district’ (see Figure 32), surrounded by a 

network of medical research institutions, mix of complementary industry tenants, housing, 

ancillary facilities and services. 

 

St Leonards is recognised as being a Health and Education Precinct that is mid-way along 

the maturity pathway for Health and Education Precincts. Therefore, St Leonards has further 

opportunities for growth in agglomeration, diversification and eco-system phases.  

 

The St Leonards Health and Education Precinct is recognised by the GSC for its importance 

as a health and education precinct and its overall contribution to the Greater Sydney 

economy. The Planning Proposal opens the path for collaboration between Government, 

academia and industry to create the conditions to drive the sustainable growth of the Health 

and Education Precinct. Figure 33 illustrates the elements necessary to establish a 

successful ‘innovation district’ at St Leonards. 

 

In order to unlock the economic benefits of an ‘innovation district’, sufficient scale of 

floorspace opportunities are required for partnerships and collaboration networks to 

materialise. 
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The Planning Proposal responds to the need for a range of floor space types to provide the 

opportunity for industry, business and academia to encourage co-location and clustering of 

compatible uses to the Health and Education Precinct whilst also recognising the need for 

other ancillary uses, such as short-term accommodation and retail uses. 

 

The Planning Proposal will facilitate a contiguous extension of the Health and Education 

Precinct, aligning with key State Government objectives. The proposal will facilitate 

intensification of uses on site, accommodate a greater mix of business uses and employment 

opportunities associated with greater levels of output and contribution to the local economy. 

 

Compared to a base case (i.e. retaining the site as is) the proposal would result in a net 

benefit having the ability to contribute significantly to the local economy through direct and 

flow-on impacts in the order of: 

 

• $680 million output (including $294.5 million in direct activity) 

• $411.5 million contributions to GRP (including $180.3 million in direct activity) 

• $240.5 million in income and salaries paid to households 

• 3,321 FTE jobs (including 1.885 directly related to activity from the site). 
 

The direct and flow-on impacts demonstrate the economic merit of the Planning Proposal to 

have the ability to contribute significantly to the local economy and the growth of the Health 

and Education Precinct. There are also likely to be broader benefits to the eastern economic 

corridor and NSW economy. 

 

Overall, while the intensification of the site for higher order uses will theoretically result in a 

‘loss of industrial lands’, the retention of the existing industrial zoning of the site will result 

in a foregone, significant opportunity to grow and strengthen the Health and Education 

Precinct through private sector investment in a site that is uniquely located to support the 

clustering of health, education and research uses (and already recognised as suitable for this 

role through the approvals of the North Shore Health Hub). 

 

Despite the theoretical ‘loss of industrial lands’, a strategic employment review 

commissioned by DPE identified a severe lack of capacity for commercial floorspace and 

surplus capacity for industrial floorspace in the Precinct. The strategic employment review 

recommended that commercial floorspace capacity be unlocked in the precinct and its 

surrounds. 

 

The site plays an important role in the co-location and clustering of compatible and 

complementary land uses surrounding the Health and Education Precinct. This opportunity 

will only be realised if large scale floorspace that is contiguous with the Health and Education 

Precinct can be provided. Being one of only two sites that is adjacent to RNSH and NSPH, the 

site has a valuable opportunity to address this gap and need.  

 

The floorspace proposed will additionally cater to demand from industries such as 

professional, scientific and technical services and those activities associated with high-tech, 

niche manufacturing of medical equipment and supplies. This is in line with State 

Government objectives.  

 

The proposal will also deliver on-site support infrastructure including leisure facilities, 

commercial floorspace and short-term accommodation adjacent to RNSH and NSPH to cater 
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for patients and their families as well as MICE (meetings, incentive, convention and 

exhibition) tourism.  

 

The Planning Proposal therefore represents a valuable opportunity not only to achieve the 

objectives of the Region Plan’s vision for the Health and Education Precinct, but to deliver 

far-reaching economic benefits to NSW and Australia. 

 

 
Figure 32: St Leonards innovation district ecosystem (Source: Dexus) 
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Figure 33: Health and Education Precinct Maturity Pathway (Base source: Greater Sydney Commission) 

7.3.4 Section D: State and Commonwealth interests 

Is there Adequate Public Infrastructure for the Planning Proposal? 

Infrastructure, utilises and services 

An infrastructure report has been prepared by Warren Smith & Partners (Appendix 4), which 

concludes that the site is well serviced by existing infrastructure, utilities and services which 

have sufficient capacity without the need for upgrades as a result of the development of the 

site. 

 

Stormwater is proposed to connect into existing council drainage system, the use of on-site 

stormwater dentation as proposed for the North Shore Health Hub (southern part of the site) 

will reduce the potential runoff from the site and need for trunk upgrades. 

 

The site will also be serviced by the proposed Sydney Water Sewer extension to be 

constructed as part of the North Shore Health Hub. Its assumed at this stage that there is 

sufficient capacity that no further trunk upgrade will be required, however further site 

investigations will be undertaken at detailed design. 

 

Transport 

The site is well located in relation to public transport infrastructure being approximately 

500m from St Leonards Train Station, which provides rail connections along the T1 Line 

(North Shore and Northern and Western Line). In addition to the frequent train services there 

are a number of public and private bus services in operation adjacent to the site, with the 

majority running along the Pacific Highway. 

 

The TIA (Appendix C) concludes any impact on current traffic conditions surrounding the site 

as a result of redevelopment is manageable. The following improvements are recommended: 

 

• signalisation of Frederick Street/Reserve Road, including pedestrian crossings on three 

of the four approaches 

• signalisation of Westbourne Street/Herbert Street 
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• removal of some of the on-street parking spaces to allow for new signals and peak period 

parking restrictions. 

 

There are also additional local improvements to improve amenity and pedestrian 

accessibility, such as improved cycling and walking facilities along Reserve Road. 

 

Voluntary Planning Agreement 

The Planning Proposal is accompanied by a letter of offer (Appendix 6) for a VPA which will 

include contributions towards: 

 

• local road network upgrades, including: 

-  extending the Campbell Street west approach kerb lane by 100m and allowing for a 

dual right turn land, dual departure lanes on Reserve Road 

-   signalisation of Reserve Road/Frederick Street and Herbert Street/Westbourne Street 

-  minor road upgrades to Frederick Street/Herbert Street including new signal arrow 

heads for Herbert Street 

• streetscape upgrades (Reserve Road), including street tree planting and improved 

pedestrian accessibility 

• publicly accessible through-site link and corresponding easements on title. 

 

What are the views of State and Commonwealth Public Authorities Consulted in Accordance 

with the Gateway Determination? 

The applicant has consulted with DP&E on the Planning Proposal through several meetings 

and intends to continue this consultation throughout the planning proposal process. 

 

It is proposed that following Gateway Determination, further consultation with Council, DP&E, 

Transport for NSW, Roads and Maritime Services and other relevant agencies will occur. 

 

7.4 Part 4: Mapping 

The Planning Proposal will result in the following updates to the WLEP 2012: 

 

• Land Zoning Map – amend to rezone the site to B7 Business Park (Sheet LZN_005) 

• Floor Space Ratio Map – amend to provide a maximum FSR of 4.5:1 on the northern part 

of the site (Sheet FSR_005) 

(Note: no amendment is proposed to the current FSR for the southern part of the site) 

• Height of Building Map  - amend to include maximum building height controls for the 

southern part of the site ranging from 46.5m (RL 122.00), to 53.6m(RL 130.00) to 

63.30m (RL 140.00). 

(Note: no HoB control is proposed for the southern part of the site, where building heights 

of RL 128.3 and RL 138.35 have been approved for the North Shore Health Hub under 

SSD 7543 and SSD 8894 respectively). 
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Figure 34: Proposed Land Use Zoning Map (Source: Woods Bagot) 

 
Figure 35: Proposed FSR Map (Source: Woods Bagot) 
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Figure 36: Proposed HoB Map (Source: Woods Bagot) 

 

7.5 Part 5: Community consultation 

Community consultation will take place following a Gateway Determination.  

 

7.6 Part 6: Project timeline 

The proposed project timeframe for the completion of the Planning Proposal is dependent on 

the complexity of the project and the nature of any additional information that may be 

required by the Council and DP&E including the need for agency and community consultation. 

 

Dexus proposes to work in collaboration with Council, DP&E and other relevant agencies on 

a proposed project timeline which will include the following key milestones: 

 

• anticipated commencement date (date of Gateway determination) 

• anticipated timeframe for the completion of required technical information 

• the timeframe for government agency consultation (pre and post exhibition as required 

by Gateway determination) 

• commencement and completion dates for public exhibition period 

• dates for a public hearing (if required) 

• the timeframe for consideration of submissions 

• the timeframe for the consideration of a Proposal post exhibition 

• date of submission to DP&E to finalise the Local Environmental Plan (LEP) 

• anticipated date Relevant Planning Authority (RPA) will make the plan (if delegated) 

• anticipated date RPA will forward to the DP&E for notification.  
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8 Conclusion 

The Planning Proposal has been prepared in accordance with section 3.33 of the EP&A, as 

well as the DP&E’s A Guide to Preparing Local Environmental Plans (August 2016) and A 

Guide to Preparing Planning Proposals (August 2016) and the relevant section 9.1 

Directions. 

 

The Planning Proposal relates to the land at 12 Frederick Street, St Leonards inclusive of the 

southern part of the site (proposed Lot 1 & 2) in which the future North Shore Health Hub will 

be constructed. 

 

The Planning Proposal convert an underutilised site into an active innovation precinct, 

providing approximately 80,000 – 85,000 m2 floor area with up to 2,000 jobs, new retail 

facilities, publicly accessible landscaped spaces, an enhanced streetscape along Reserve 

Road and upgrades to the local road network. 

 

The B7 Business Park zone is considered to be the most appropriate way of achieving the 

intended outcome of the Planning Proposal, as its consistent with the higher order and 

knowledge-intensive employment uses proposed for the site which are necessary to enable 

the growth of the Health and Education Precinct. 

 

A rezoning of the site, rather than a Schedule 1 amendment, is justifiable from a strategic 

planning point of view as it is a more robust and transparent means of facilitating the 

transition of the site to provide for a logical expansion of the Health and Education Precinct.  

 

In line with DP&E’s guidelines, there is a compelling strategic justification for the Planning 

Proposal as it: 

 

• is consistent with the State Government direction to support the growth of the Health and 

Education Precinct 

• the site is located immediately adjacent to existing major health and education 

institutions of the Royal North Shore Hospital, Royal North Shore Private and St Leonards 

TAFE, under single ownership and could deliver a coordinated urban renewal outcome 

• the existing industrial zoning of the site provides for a limited range of permissible land 

uses that are not compatible with and do not facilitate the co-location and clustering of 

compatible land uses to strengthen and expand the Health and Education Precinct 

• the existing industrial zoning of the site would allow for the development of a range of 

industrial activity that could result in significant land use conflicts with existing health 

uses and which would prevent the growth of the Health and Education Precinct 

• the underutilised site will be developed for higher order employment uses, which are 

complementary to the Health and Education Precinct and will encourage the co-location 

of health and medical services, including associated professional and commercial 

services consistent with other Health and Education Precincts in Metropolitan Sydney 

• the character of the immediately surrounding area has and continues to transition away 

from traditional industry and manufacturing uses. The site forms part of the Industrial 

Area, comprising of only 4% of all industrial zoned land 

• the transition of the site to allow for a range of permitted uses will not impact or detract 

from the more traditional industrial land uses to the north of the site which are logically 

retained for industrial and urban service uses. 

 



 

Planning Proposal – 12 Frederick St, St Leonards – December 2018 71 

The net benefits of the proposal include: 

 

• ongoing provision of employment uses on site, with higher-order employment uses and 

significantly increased employment capacity to support the  

• the development of a world-class medical research facility, including clinical, education, 

laboratory and associated office space 

• the provision of accommodation for persons receiving health care, relatives, visitors and 

staff 

• the provision of ancillary retail and landscaped open space areas for the enjoyment of 

workers and visitors 

• enhancement to the surrounding streetscape, landscaping and pedestrian accessibility 

• improved local road network (including intersection upgrades). 

 

 


