Submission to St Leonards and Crows Nest 2036
Draft Plan

Prepared for Dexus Projects Pty Ltd
Submitted to the Department of Planning and Environment
January 2019

.

Contact

Dan Keary
Director
E: dan@keylan.com.au

Michael Woodland
Director
E: michael@keylan.com.au

Cover image: Indicative Concept Plan (Source: Dexus)

All Rights Reserved. No material may be reproduced without prior permission of KEYLAN Consulting Pty Ltd. While
KEYLAN Consulting Pty Ltd working on this project has tried to ensure the accuracy of the information in this
publication, it accepts no responsibility or liability for any errors, omissions or resultant consequences including
any loss or damage arising from reliance in the information in this report. This report has relied on information
provided by Dexus Projects Pty Ltd in good faith and accepts no responsibility or liability for any errors, omissions
or resultant consequences including any loss or damage arising from reliance in the information in this report

Keylan – Submission to St Leonards and Crows Nest Draft Plan 2036

2

Table of Contents
1
2
3
4
5

Introduction .............................................................................................................................................. 4
Dexus Land Ownership ........................................................................................................................... 6
North Shore Health Hub .......................................................................................................................... 7
Current Planning Proposal ..................................................................................................................... 8
Review of the Draft Plan ...................................................................................................................... 10
5.1
Vision .................................................................................................................................... 10
5.2
Guiding Design Principles.................................................................................................... 12
5.3
Implementing the Plan ........................................................................................................ 23
5.4
Infrastructure ....................................................................................................................... 25
6
Conclusion ............................................................................................................................................. 26

Figures
Figure 1: 12 Frederick Street, St Leonards ................................................................................................6
Figure 2: Artist impression of the North Shore Health Hub ......................................................................7
Figure 3: Indicative concept design – corner of Frederick St and Reserve Road ...................................9
Figure 4: Health and Education Precinct as identified by the community ............................................ 11
Figure 5: Vision Taking Shape ................................................................................................................. 12
Figure 6: Place .......................................................................................................................................... 13
Figure 7: Built Form .................................................................................................................................. 15
Figure 8: Land Use ................................................................................................................................... 19
Figure 9: Comparison of Health and Education Precincts ..................................................................... 20
Figure 10: Evolution of the St Leonards Industrial Area ........................................................................ 21
Figure 11: Movement ............................................................................................................................... 23
Figure 12: Proposed Changes ................................................................................................................. 24
Figure 13: Proposed Land Use Zone Changes) ...................................................................................... 25

Attachments
Attachment 1: St Leonards Health and Education Precinct (Dexus)
Attachment 2: 12 Frederick Street St Leonards – Planning Proposal (Keylan Consulting Pty Ltd) and
Economic Impact Assessment (AEC)

Keylan – Submission to St Leonards and Crows Nest Draft Plan 2036

3

1

Introduction

This submission has been prepared by KEYLAN Consulting Pty Ltd on behalf of Dexus in
response to the Department of Planning and Environment’s (DP&E) St Leonards and Crows
Nest 2036 Draft Plan and supporting documents (collectively referred to in this submission
as the draft Plan) which are currently on public exhibition.
We have undertaken a detailed review of the draft Plan and supporting documents,
particularly as they relate to the St Leonards Health and Education Precinct and the broader
St Leonards-Artarmon employment area.
Our review has also considered the recently released Greater Sydney Commission (GSC)
documents A Metropolis that Works and Information Note – SP2018-1 Industrial and Urban
Services Land (Retain and Manage) – transitional arrangements.
This submission outlines Dexus’ land ownership at 12 Frederick Street, St Leonards. Dexus
has secured all relevant approvals and will soon commence construction of the North Shore
Health Hub on the southern part of the site. In addition, Dexus has recently lodged a Planning
Proposal with Willoughby City Council for the site. The Planning Proposal seeks to rezone the
entire site to B7 Business Park in order to provide the land use flexibility and built form
controls necessary for the delivery of a new landmark health and innovation development
that will expand and strengthen the Health and Education Precinct and provide opportunities
for higher order, contemporary employment uses on the site.
We note that the draft Plan states support for the economic growth of the Health and
Education Precinct and seeks to foster the development of high technology and health
related uses in the light industrial area to support this growth. However, the draft Plan also
adopts a ‘blanket’ approach to the retention of all existing industrial zoned land in St
Leonards, which appears to prevail over any provisions relating to the growth of the Health
and Education Precinct.
Accordingly, while this submission highlights a number of positives in the draft Plan, it also
asserts that the draft Plan does not properly reconcile the dual objectives of promoting the
growth of the Health and Education Precinct and retaining the current industrial zoning of
all employment lands. Further, the draft Plan does not provide a clear and evidence-based
strategic framework to support long term growth and sustainability of the Health and
Education Precinct. This is inconsistent with and fails to deliver the specific provisions of
both the Greater Sydney Region Plan and North District Plan relating to the growth of Health
and Education Precincts, including St Leonards.
The submission also makes a number of key recommendations, which are summarised
below:
•
•

The Plan’s Vision should clearly contemplate the evolution and expansion of the St
Leonards Health and Education Precinct to include land contiguous to the hospitals,
which includes the Dexus Site.
The Plan should acknowledge the inflexibility of current planning controls to
accommodate the intensification of higher order employment uses required for the
growth of the Health and Education Precinct. It should also establish a clear process
for the revision and update of relevant planning controls to facilitate this change. In
this regard:
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-

•

•

The Plan should identify the area between Reserve Road, Frederick Street, Herbert
Street and Westbourne street as a transition area that forms part of the Health and
Education Precinct.
- The Plan should establish a clear process for the revision and update of relevant
planning controls to facilitate the expansion of health-related uses in the transition
area between Reserve Road, Frederick Street, Herbert Street and Westbourne
Street.
There should be a clear recognition of the direct relationship between urban renewal
opportunities, including identified sites within areas currently zoned for industrial
purposes, and the delivery of the landscape and open space improvements identified
in the draft Plan.
Further details should be made available on the proposed government and council
alliance for the Health and Education Precinct, including terms of reference,
deliverables and timeframes and opportunities for key landowners to participate and
provide input to this process.
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2

Dexus Land Ownership

Dexus is the owner of 12 Frederick Street, 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
approximately 2.5 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.
The site is zoned IN1 General Industrial and is currently partly vacant and partly occupied by
warehousing buildings with a mix of tenants including storage facilities for business
equipment and supplies, indoor recreational facilities and retail warehousing/distribution.

Figure 1: 12 Frederick Street, St Leonards (Source: Keylan Consulting)

The site is contiguous with a range of existing major health-related uses, including North
Shore Private Hospital (NSPH) to the immediate west and Royal North Shore Hospital (RNSH)
and related medical facilities including the Kolling Institute of Medical Research to the
immediate south and the Clinical Services Building to the south-east. The recently
constructed Northside Mental Health Clinic on Herbert St is located approximately 85m to
the east of the site. The site is also separated from the more industrial land uses of the
Artarmon employment area to the north by a mix of non-industrial uses, including large format
retail to the north of Frederick Street.
The site therefore has a much more clearly defined physical and functional relationship with
existing health uses than with industrial uses in the Artarmon employment area to the north,
which is a critical determinative factor in the future use of the site.
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3

North Shore Health Hub

Given the site’s location at a focal point of the Health and Education Precinct, it provides a
unique opportunity for the logical expansion of the precinct. To this end, Dexus is undertaking
significant investment in the site as part of the development of the North Shore Health Hub
(Figure 2).
The North Shore Health Hub will be a world-class medical facility with a total gross floor area
(GFA) of approximately 18,000 m2. It 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.
The facility will be occupied by a diverse mix of health users including a Private Health Surgery
Facility, Cancer Care, Eye Surgery Clinic, GP Clinic, Medical Imaging, Pathology, Pharmacy,
Specialist Doctors Suites, and Allied Health.

Figure 2: Artist impression of the North Shore Health Hub (Source: Billard Leece)

Dexus has already secured a number of planning approvals for the North Shore Health Hub,
including:
•

An amendment to Schedule 1 of Willoughby Local Environmental Plan 2012 (WLEP
2012) to add “hospital” as an additional permitted use and amend the maximum floor
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•
•
•

space ratio (FSR) for hospital development on the southern part of the site to 3:1,
gazetted on 23 March 2018.
SSD 7543 Tower A: construction of the first stage of the North Shore Health Hub,
approved 29 June 2018
SSD 8499 Tower Concept: a concept development application for the second stage of
the North Shore Health Hub, approved 29 June 2018
SSD 8894 Tower B Stage 2: detailed design and construction of the building as well as
its use for a range of complementary medical services, approved 10 August 2018.

These approvals all followed a comprehensive merit assessment process by both Willoughby
City Council (Council) and the Department of Planning and Environment (DP&E), which
formally recognised that the site is suitable to support a range of health and related uses
which will both complement and expand existing uses in the health and education precinct.
Construction of the North Shore Health Hub is scheduled to commence in early 2019.

4

Current Planning Proposal

The North Shore Health Hub provides a logical expansion of the specialist health functions
of St Leonards and is a catalyst development for the continuation of health-related uses and
other complementary uses on the remainder of the site.
On 20 December 2018, Dexus lodged a Planning Proposal with Council for the entire
Frederick Street site. The Planning Proposal seeks to rezone the site from IN1 General
Industrial to B7 Business Park in order to facilitate the delivery of a landmark health and
education development which complements and supports 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 GFA with up to 2,000 jobs. The proposal includes worldclass research facilities and 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 Planning Proposal is supported by an Economic Impact Assessment by AEC which
demonstrates that the proposal will have a substantial positive economic impact and will
assist in strengthening the competitive position of St Leonards Health and Education Precinct
by providing much-needed commercial floorspace for medical, education, research and
related industry uses. The Economic Impact Assessment further notes that the Artarmon
Employment Area to the north of the site performs the function of providing industrial uses
and urban services and that the employment area is of sufficient scale for consolidation of
land use and intensification of business activity and employment to occur. These
opportunities would support the “no-regrets principle” (as espoused by the Greater Sydney
Commission Paper ‘A Metropolis that Works’), ensuring any displacement of business is
strategically managed.
The proposed B7 Business Park zoning reflects the range of higher order and knowledgeintensive employment uses proposed for the site. Importantly, the Planning Proposal
proposes a rezoning of the site, rather than a Schedule 1 amendment, to provide the
necessary flexibility in the range of permissible uses on the site. A Schedule 1 amendment is
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also considered 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 and which is not suitable for the intensification of industrial uses over the long term.

Figure 3: Indicative concept design – corner of Frederick St and Reserve Road (Source: Woods Bagot)

An overview of Dexus’ St Leonards Health and Education Precinct development is provided
in Attachment 1. A copy of the Planning Proposal and supporting Economic Impact Statement
are provided in Attachment 2 to this submission.
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5

Review of the Draft Plan

Our review of the draft Plan and supporting documents has been arranged consistent with
the key sections of the St Leonards and Crows Nest 2036 Draft Plan document, as follows:
•
•
•
•
5.1

Vision
Guiding Design Principles
Implementation
Infrastructure
Vision

We note and support the Vision’s focus on the area’s evolution as a major centre for workers,
residents, students and visitors and its statement 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.
However, the Vision makes no specific mention of the growth of the St Leonards Health and
Education Precinct. Similarly, Figure 1 of the draft Plan provides no spatial representation of
the Health and Education Precinct either in its current form or its desired form and character
in 2036. This is a significant disconnect with the Vision’s expectation that continued growth
in the health and technology sectors will drive employment growth in the area over coming
years. It is also a major shortcoming of the draft Plan given the importance of the Health and
Education Precinct to the economic growth and built form character of the entire precinct
over the life of the plan.
This lack of recognition of the importance of the growth of the Health and Education Precinct
to the future function and character of the area is also inconsistent with:
•

•

Relevant objectives of the Greater Sydney Region Plan, including Objective 21 Internationally competitive health, education, research and innovation precincts and
Objective 22 - Investment and business activity in centres. Importantly, the Greater
Sydney Region Plan identifies that health and education precincts are most successful
and economically valuable when there are ‘innovation districts’, surrounded by a
network of medical research institutions and a mix of complementary industry tenants,
housing, ancillary facilities and services.
Relevant priorities and actions in the North District Plan, including Priority N9 - Growing
and investing in health and education precincts and Action 29, 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

In addition to the above, we note that the Vision is inconsistent with all figures in the Local
Character Statement, which identify the 12 Frederick Street site and the broader locality as
being located within the Health and Education Precinct (see Figure below).
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Figure 4: Health and Education Precinct as identified by the community (Base source: Local Character
Statement)

Given the importance of the Vision in underpinning the overall content and key actions and
directions of the draft Plan, we believe that the failure to clearly identify the Health and
Education Precinct this is a fundamental flaw. This should be addressed in the final Plan, the
Health and Education Precinct clearly and consistently identified in all Figures.
Furthermore, the final Plan should give sufficient weight (and contain supporting actions) to
the growth and evolution of the Health and Education Precinct in line with predicted
employment trends and broader metropolitan strategic planning actions. This matter is
further discussed in relation to Built Form and Land Use (pages 14 - 21 of this submission).
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Recommendations:
1. The Plan’s Vision should clearly contemplate the evolution and expansion of the Health
and Education Precinct.
2. Update draft Plan figure ‘Vision Taking Shape’ to include a clear spatial representation
of the Health and Education Precinct including the area between Reserve Rd, Frederick
St, Herbert St and Westbourne St as a transition area that forms part of the Health and
Education Precinct (see Figure below).

Figure 5: Vision Taking Shape (Base source: Draft Plan 2036)

5.2

Guiding Design Principles

Place
We note and support the emphasis on improving the amenity and accessibility of the area,
including improved connections to and from the hospital as part of a future integrated
strategy for the Health and Education Precinct.
Dexus’ development of the 12 Frederick Street site directly supports this principle through
the renewal and activation of a currently underutilised and inaccessible site which acts as a
physical barrier between the existing public and private hospitals and the surrounding area.
This renewal and improved accessibility will only be made possible by the redevelopment of
a site currently zoned for industrial uses into a health and innovation hub which will
functionally and physically integrate with existing health related uses and provide for new
through-site links and streetscape activation and improvements.
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There is a significant opportunity to improve the amenity, including landscaping, pedestrian
and cyclist connections and activated street frontages in the industrial zoned lands in close
proximity to existing health uses through ongoing renewal and redevelopment for appropriate
land uses.
It is recommended that the Figure ‘Place’ be amended to identify future pedestrian and
cyclist opportunities particularly in the Health and Education Precinct transition area between
Reserve Rd, Frederick St, Herbert St and Westbourne St. This area will become increasingly
pedestrianised and there is a need to improve access and amenity for people visiting and
working in the area.
Recommendation:
3. Amend draft Plan figure ‘Place’ to incorporate improvements to ‘comfort and safety’
including an extension of connections along Reserve Road and Frederick Street and an
extension to ‘hospital connection’ along Reserve Road to the corner of Frederick St (see
Figure below).

Figure 6: Place (Base source: Draft Plan 2036)

Landscape
We note and support the key elements of this design principle relating to improved open
space connections and tree canopies along busy streets, as well as the design of new
developments which fit within the area’s topography. We also note that Figure 6 of the draft
Plan identifies the provision of tree lined streets, including Reserve Road and Westbourne
Street in the Artarmon Employment Area.
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Dexus’ approved and proposed developments at 12 Frederick Street are entirely consistent
with this principle, as they will provide for new publicly accessible open space areas and
through-site links, streetscape improvements (including new street tree planting) along
Reserve Road and Westbourne Street and a built form scale that steps down with sloping
site topography from south to north. This exemplifies the private sector investment needed
in the area (as well as through mechanisms such as voluntary planning agreements) to
provide the improved design and landscape and open space outcomes identified in the draft
Plan.
Conversely, the retention of the status quo, i.e. retention of all current industrial zones with
limited incentive for on-going private sector investment in the renewal of these areas, will
result in foregone opportunities to deliver these improvements and a failure to achieve key
outcomes envisaged by the draft Plan. This point is further discussed in relation to Built Form
and Landscape below.
Built Form
We note and support relevant built form principles, including that new development should
model best practice design and sensitive height transitions. In this regard, Dexus’ approved
and proposed developments on the 12 Frederick Street site are of the highest architectural
quality, providing a well-considered transition in scale from the taller buildings and higher
densities along the Pacific Highway to lower-scale development to the north, and a significant
urban design improvement on the site and locality.
However, we strongly disagree with the statement in Figure 9 (pg. 23) of the draft Plan that
“Existing controls have sufficient flexibility to support future intensification of Health,
Education and light industrial uses.”
As you are aware, the areas to the immediate north and east of public and private hospitals
are zoned IN1 General Industrial and IN2 Light Industrial under Willoughby Local
Environmental Plan 2012 (WLEP 2012). Health services facilities and educational
establishments are prohibited in both zones.
Furthermore, these areas are subject to floor space ratio (FSR) controls which reflect the lowdensity nature of the warehousing and light industrial uses generally permissible within this
zone and are not reflective of the larger floorplates and higher scale development required
for health and education related development.
Accordingly, the current controls clearly do not have sufficient flexibility to support the
intensification of health and education uses. This is evidenced by recent amendments to
WLEP 2012, which were specifically required to overcome the inflexibility of current planning
controls for new health facilities in this area, including:
•
•

10 Herbert Street, St Leonards (PP_2015_WILLO_001_00) – amendments to WLEP
2012 to permit hospital uses and amend the floor space ratio controls Planning proposal
to permit hospital uses and amend FSR control
Dexus’ site at 12 Frederick Street, St Leonards (PP_2016_WILLO_001_00) –
amendments to WLEP 2012 to permit hospital uses and amend FSR control

The requirement to amend controls on a case by case basis perpetuates a piecemeal and
non-strategic approach to planning for the on-going evolution of land use in the locality. It
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also requires lengthy and costly site-specific Planning Proposals in lieu of a genuine strategic
planning review of specific sites and areas suitable for land use transition, with an
accompanying review and update of relevant planning controls to facilitate this change.
These points are further discussed in relation to “Land Use” below.
Recommendation:
4. Amend the draft Plan figure ‘Built Form’ to identify the area between Reserve Rd,
Frederick St, Herbert St and Westbourne St as a transition area that forms part of the
Health and Education Precinct.

Figure 7: Built Form (Base source: Draft Plan 2036)

Land Use
We have carefully reviewed this section of the draft Plan and raise specific concerns that it
provides contradictory and ambiguous messaging on the future form and function of the
Health and Education Precinct.
These issues are further discussed below.
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Contradictory strategic planning direction for the Health and Education Precinct:
• The draft Plan includes a number of statements which suggest that the draft Plan
provides a basis for the growth of the Health and Education Precinct. For example:
- Page 32: notes that health is a key driver of jobs the draft Plan and that health sector
jobs are expected to grow over time. It also notes that the draft Plan proposes further
investigation of allied health uses in the area as a measure to promote jobs growth
in the health.
- Page 32: states that measures to attract health-related jobs will be explored by an
alliance of relevant government agencies and councils.
- Page 33: states that “Planning should support the economic growth of the Health
and Education Precinct around Royal North Shore Hospital.”
• In addition, the supporting Stage 02 Urban Design Study includes a number of clear
statements in relation to the expansion of the Health and Education Precinct, including:
- Page 5: Allow for potential future expansion of hospital precinct into Artarmon
Employment Area
- Page 24: The Health and Education Precinct around RNSH, NSPH and St Leonards
TAFE presents an opportunity for innovative health, technology and education uses
in surrounding areas
- Figure 1.1.23, page 31: The sub area (of the Artarmon Employment Area) in the
vicinity of the RNS Hospital and closest to St Leonards Station will evolve to provide
higher order urban service industries including high tech, communications and allied
health uses. The Health and Education character area is proposed to be retained for
uses associated with health and education industries to build on the vision of an
‘expanded health and education precinct.’
- Page 35: …provide for some expansion of health/medical uses into the fringe of the
Artarmon Industrial Precinct
• Disappointingly, despite these statements acknowledging the need for the growth of the
Health and Education Precinct, the draft Plan does not provide a clear framework or
specific actions to facilitate this growth.
• As noted in the AEC report in Attachment 2, private sector investment is necessary to
enable the growth of Health and Education precincts. As a leading investor in Australian
healthcare assets, Dexus is optimally placed to deliver the requisite research and medical
facilities required for the precinct to function in the best possible way.
• The draft Plan’s key action relating to the Health and Education Precinct is the
establishment of an alliance of government agencies and councils to investigate
emerging opportunities to expand jobs both within the precinct and the wider plan area
(including establishment of a new school).
• However, it provides no detail on critical matters such as the terms of reference,
deliverables and timeframes and opportunities for key landowners and developers of
health-related uses, including Dexus, to participate and provide input to this process.
Dual strategic planning objectives:
• A further concern is the draft Plan’s failure to reconcile its dual objectives of promoting
growth in health-related jobs/expansion of the Health and Education Precinct and
retention of the current industrial zoning of all employment lands.
• Under the North District Plan, the St Leonards Health and Education Precinct is
recognised as being mid-way along the maturity path. Therefore, St Leonards has further
capacity for growth in agglomeration, diversification and eco-system phases.
Furthermore, as previously identified, the draft Plan states that continued growth in the
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•

•

•

health and technology sectors will drive employment growth in the area over coming
years.
However, the draft Plan contains no acknowledgement that this jobs growth will need to
be accompanied by land use transition in the area. Instead, it places a strong emphasis
on the retention of all currently zoned industrial lands, other than stating that future
proposals for health, education and innovation uses will be considered on a site by site
basis, consistent with Willoughby Council’s current approach (i.e., Schedule 1
amendments for additional permitted uses).
This approach ignores critical factors such as broader employment trends, land
constraints and availability, current land use mix (noting that many industrial zoned sites
are already used for non-industrial purposes or have been approved for health-related
uses) and suitability of specific sites/localities for higher-order non-industrial
employment types and uses. It also ignores the recommendations of the Urban Design
Report to provide for some expansion of health/medical uses into the fringe of the
industrial area.
Whilst we note that the North District Plan identifies a “retain and manage” approach to
industrial land in the Willoughby LGA, it also states that:
The management of these lands should accommodate evolving business practices and
changes in needs for urban services from the surrounding community and businesses.
Where a retain and manage approach is being undertaken, councils are to conduct a
strategic review of industrial land as part of updating local environmental plans.

•
•

In its current form, the draft Plan makes insufficient provision to accommodate evolving
business practices or provides a framework for the strategic review of industrial land to
inform local environmental plan updates.
In this regard, we also note that the recently released Greater Sydney Commission
Thought Leadership Series - A Metropolis that Works (October 2018) states (bold our
emphasis):
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 centrestage in the wider strategic direction of the city.

•

The paper also 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.

•

These statements clearly indicate that in instances where there is a strong strategic
justification for the evolution of industrial zoned lands to higher-order employment types
(such as St Leonards), planning controls should be revised and updated accordingly.
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•

The draft Plan does not support this, instead proposing a blanket approach to the
retention of existing industrial zoned lands which:
- undermines the achievement of the ambitious employment targets (including 16,500
new jobs by 2036 and 18,800 health and education jobs by 2036)
- perpetuates a piecemeal, non-strategic approach to the land use evolution in the
area
- fails to provide a clear strategic framework that will encourage and facilitate the
clustering of health and other complementary land uses requires for the evolution
and expansion of the Health and Education Precinct.

Spatial constraints on the St Leonards Health and Education Precinct:
• It is also critical that the plan acknowledges the unique spatial constraints of the St
Leonards Health and Education Precinct, given the contiguous industrial zoned lands to
the north and east and the Pacific Highway and residential development to the south and
west.
• The existing industrial zoned lands provide 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 Health and Education Precinct.
This is an anomalous zoning situation, being the only instance of the IN1 zoned land
directly adjacent to a major hospital in Greater Sydney (Figure 9 of this submission).
• This conflict of use places significant limitations on the nature of industrial activities
which can be supported on the Dexus site and exacerbates environmental impacts on
sensitive health-related receiver such as air quality, noise and vibration.
Land use transition:
• As outlined in the attached Planning Proposal, the character of the Artarmon Employment
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, in close proximity to
existing health uses.
• There is a wide array of non-industrial uses that are prevalent in the Frederick Street
locality (Figure 10 of this submission), including health-related uses, and this area is a
logical location for the intensification of these and other complementary uses such as
education, office and research. This would address the current spatial constraints on the
growth of the Health and Education Precinct, without impacting on the retention of
industrial zoned lands to the north which have no physical or functional relationship with
the Health and Education Precinct.
• In this regard, the draft Plan does not acknowledge the land use transition in the
industrial area that has recently occurred, including the recent approvals for the North
Shore Health Hub at 12 Frederick Street and the mental health facility at 10 Herbert
Street, and the critical role this locality will play in the on-going growth and evolution of
the Health and Education Precinct.
The above factors should clearly inform the strategic planning framework for land use
evolution around the Health and Education Precinct, including updated planning controls,
where appropriate. The draft Plan should therefore provide a framework for the review and
update of planning controls on strategically positioned sites in close proximity to existing
health uses. This can occur without impacting on the retention and on-going viability of
industrial and related activities in northern parts of the Artarmon Employment Area which
have no physical or functional relationship with the Health and Education Precinct.
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Recommendations:
5. The Plan should acknowledge the inflexibility of current planning controls to
accommodate the intensification of higher order employment uses required for the
growth of the Health and Education Precinct.
6. The Plan should establish a clear process for the revision and update of relevant
planning controls to facilitate the expansion of health-related uses in the transition area
between Reserve Road, Frederick Street, Herbert Street and Westbourne Street.
7. Amend the draft Plan figure ‘Land Use’ to identify the Health and Education transition
area.
8. Further details should be made available on the proposed government and council
alliance, including terms of reference, deliverables and timeframes and opportunities
for key landowners to participate and provide input to this process.

Figure 8: Land Use (Base source: Draft Plan 2036)

Keylan – Submission to St Leonards and Crows Nest Draft Plan 2036

19

Figure 9: Comparison of Health and Education Precincts (Source: Keylan Consulting)
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Figure 10: Evolution of the St Leonards Industrial Area (Source: Keylan Consulting)
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Movement
We note and support the draft Plan’s aims to capitalise on the precinct’s high level of public
transport accessibility and to improve pedestrian and cyclist connectivity within the precinct.
The precinct’s high level of public transport accessibility, including the locality in which the
12 Frederick Street site is situated, strengthens the strategic case for the transition of the
employment area to higher-order, mixed uses which will support the growth of the Health and
Education Precinct.
As outlined in attached Planning Proposal, there is the potential to significantly increase the
employment capacity of the site from approximately 160 to around 2,000 jobs. The Traffic
and Transport Assessment (TTA) supporting the Planning Proposal notes that this is a key
factor in reducing traffic generation and required on-site parking for the development. It also
identifies a number of local road infrastructure upgrades that would be further explored as
part of the development.
Proposed improvements to pedestrian and cyclist connections are also supported, noting the
relatively poor current level of pedestrian and cyclist connectivity in the industrial zoned areas
adjacent to the existing hospitals and other health uses. Improved pedestrian and cyclist
infrastructure will support the expansion of the Health and Education Precinct and improve
its connectivity to and integration with surrounding areas.
Accordingly, the 12 Frederick Street Planning Proposal includes proposed connectivity
improvements such as a publicly accessible through-site link and a potential cycleway along
Reserve Road, consistent with Council’s Bike Plan Review.
As noted above in relation to the “Place” Design Principle, the redevelopment of suitable sites
currently zoned for industrial, for a broader range of higher order and innovation related
employment uses will provide the necessary catalyst for the renewal of this area, including
connectivity improvements envisaged by the draft Plan.
Recommendation:
9. Amend draft Plan figure ‘Movement’ to include an extension to the active transport link
along Reserve Rd and intersection improvements at the corner of Frederick St/Reserve
Rd and Herbert St/Westbourne Rd.
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Figure 11: Movement (Base source: Draft Plan 2036)

5.3

Implementing the Plan

Further to comments above in relation to Land Use, the implementation section of the draft
Plan fails to provide a clear framework or mechanism to support the growth of the Health and
Education Precinct.
We note, for example, that Figure 21 identifies the Health and Education Precinct as following
existing zone boundaries rather than approved health-related uses, including the North Shore
Health Hub and the recently constructed Northside Mental Health Clinic at 10 Herbert Street.
This is inconsistent with all figures in the Local Character Statement which identify the 12
Frederick Street site and the broader locality between Frederick Street and Herbert Street as
being located within the Health and Education Precinct.
Furthermore, Figure 21 indicates that all existing IN1 General Industrial land to the
immediate east of Reserve Road (including 12 Frederick Street) should be retained as
industrial for the long term. This does not recognise the land use transition that has already
occurred in this area and the suitability of this locality for further transition. Whilst the figure
indicates that the intensification of employment uses further to the east can be considered
on a case by case basis, this is inexplicably limited to areas zoned IN2 Light Industrial, despite
the demonstrable suitability of the 12 Frederick Street (currently zoned IN1) site for such
intensification given its location and attributes.
As previously noted, the consideration of intensification of employment uses on a case by
case basis perpetuates a piecemeal rather than strategic approach to planning for the growth
of the precinct. It also demonstrates the draft Plan’s failure to reconcile the dual objectives
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of promoting the growth of the Health and Education Precinct and retaining all current
industrial zoned land.
For the reasons outlined above, it is recommended that this section of the plan be
comprehensively reviewed, with a clear identification of opportunities for zoning changes to
support the on-going growth of the Health and Education Precinct in the area contiguous with
the existing public and private hospitals (ie, generally bound by Frederick Street, Reserve
Road, Westbourne Road and Herbert Street). This would not impact on the broader Artarmon
Employment Area, in which there is a clear logic to retain current industrial zones. This should
be supported by a revised Figure 28.
We reiterate our earlier recommendation (under Land Use in this submission) in support of
this point.
Recommendation:
10. Amend draft Plan figure ‘Proposed Changes’ and figure ‘Proposed Zoning Changes’ to
allow for changes to planning controls applying to the transition area bound by Reserve
Rd, Frederick St, Herbert St and Westbourne St.

Figure 12: Proposed Changes (Base source: Draft Plan 2036)
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Figure 13: Proposed Land Use Zone Changes (Base source: Draft Plan 2036)

5.4

Infrastructure

We note that the 12 Frederick Street site is located within the proposed Special Contribution
Area (SCA) in which a Special Infrastructure Contribution (SIC) would be applied to each
additional dwelling. We understand that as the 12 Frederick Street Planning Proposal does
not include residential development, the SIC would not apply. We support this approach,
given the proposed health and employment-related uses on the site would not generate any
significant demand for State-level infrastructure.
Furthermore, the Planning Proposal includes a Letter of Offer to enter into a VPA with Council
for the delivery of a range of local level infrastructure contributions, including local road
upgrades, improved pedestrian accessibility, streetscape enhancements and a childcare
centre. Dexus will continue to work closely with Council on the terms of this VPA in parallel
with the assessment of the Planning Proposal.
Whilst we make no specific recommendation on this matter, we support the SIC being limited
to additional residential development, with contributions relating to non-residential
development subject to local level contributions through sections 7.4, 7.11, and 7.12 of the
EP&A Act (as relevant).
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6

Conclusion

Whilst Dexus is supportive of the draft Plan’s key objectives to promote the growth of the St
Leonards Health and Education Precinct and to retain employment and urban service land,
it considers that the draft Plan does not properly reconcile these objectives. The draft Plan
places an over-emphasis on the retention of all current industrial zoned land, without
acknowledging the unique spatial constraints on the Health and Education Precinct resulting
from the contiguous industrial zoned lands to the north and east and the Pacific Highway and
residential development to the south and west.
The proposed approach of considering the intensification of employment uses in limited
areas that are zoned IN2 Light Industrial does not provide a genuine strategic framework for
the ongoing growth and evolution of the Health and Education Precinct.
Furthermore, the draft Plan provides no analysis of the suitability of some sites and localities
to continue to evolve, with supporting revisions of planning controls, to cater for the
expansion of the Health and Education Precinct. In this regard, this submission identifies the
area generally bound by Frederick Street, Reserve Road, Westbourne Road and Herbert
Street as a transition area that forms part of the Health and Education Precinct and which
warrants revised and more contemporary planning controls.
Dexus has undertaken and proposes further significant investment in this locality to develop
a range of medical, education, research and related industry uses which will directly
contribute to the growth and sustainability of the Health and Education Precinct, consistent
with these key planning priorities and actions. The recently lodged Planning Proposal for 12
Frederick Street proposes a rezoning of the site, rather than an amendment to Schedule 1,
as this provides a more robust and transparent means of facilitating the transition of the site
to health and related uses.
This level of private sector investment requires clear, evidence-based revisions to planning
controls to facilitate on-going land use transition in appropriate areas, without adversely
impacting on essential services and industrial uses in other parts of the precinct.
In conclusion, the draft Plan fails to provide a clear and evidence-based strategic framework
to support long term growth and sustainability of the Health and Education Precinct. The
adoption of the draft Plan in its current form will significantly undermine, rather than support
the employment growth targets of the plan and the evolution and expansion of the Health
and Education Precinct.
We therefore request that the recommendations made in this submission be thoroughly
considered by DP&E and incorporated into the final Plan.
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Attachment 1

St Leonards Health and Education Precinct
prepared by
Dexus
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Attachment 2

12 Frederick Street, St Leonards Planning Proposal and
Economic Impact Assessment
prepared by
Keylan Consulting Pty Ltd and AEC

Keylan – Submission to St Leonards and Crows Nest Draft Plan 2036

28

