
 

 

Image courtesy of Lane Cove Council 

GREATON LANDS – 
 

EAST AND WEST QUARTERS,  
PARK AND BERRY ROADS, AND 

HOLDSWORTH AVE,  
ST LEONARDS SOUTH 

 
PLANNING PROPOSAL 

 

 
 

 

Submitted to: 
Lane Cove Council 

 
February 2019



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

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This page has been left blank intentionally 



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

v 

 

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

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

 

Planning Proposal 

 
 
Greaton Development 

Level 33, 52 Martin Place 

Sydney  NSW  2000 

Ph: 02 9223 9299  

www.greatondevelopment.com.au 

 

 

 

Prepared by 

MG Planning Pty Ltd 

PO Box 197, Drummoyne  NSW  1470,  Australia 

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

www.mgplanning.com.au 

ABN 48 098 191 443 

 

 

 

8 February 2019 

 

 

 

 

 

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

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

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

publication. 

 

 

 

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

 

 



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

vi 

 

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

Quality Information 
Document Greaton Lands,  
 East and West Quarters, Park and Berry Roads and Holdsworth Ave,  
 St Leonards South Planning Proposal 

Ref 17-25 

Prepared by Helena Miller 

Reviewed by Nicola Gibson 

 

Revision History 

REVISION REVISION DATE DETAILS AUTHORISED 

NAME/POSITION SIGNATURE 

Revision 01 3 February 2019 Draft for review Helena Miller, 

Director 

 

Revision 02 8 February 2019 Final for lodgement Helena Miller, 

Director 
 

     

     

     
 

  



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

vii 

 

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

Table of Contents 
 

1. INTRODUCTION 1 
2. BACKGROUND 5 

2.1 Site Location 5 

2.2 Site Characteristics and Surrounds 6 

2.3 Real Property Description and Ownership 12 

2.4 Planning History 13 

2.5 Current Planning Controls 15 

2.6 Planning Proposal Request 17 

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

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

4.1 Local Environmental Plan (LEP) Amendments 23 

4.2 Draft Development Control Plan (DCP) 26 

5. [PART 3] JUSTIFICATION 27 

5.1 Section A – Need for the Planning Proposal 27 

5.2 Section B – Relationship to Strategic Planning Framework 29 

5.3 Section C – Environmental, Social and Economic Impact 45 

5.4 Section D – State and Commonwealth interests 58 

6. [PART 4] MAPPING 59 
7. [PART 5] COMMUNITY CONSULTATION 61 
8. [PART 6] PROJECT TIMELINE 63 
9. CONCLUSION 65 

 
  



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

viii 

 

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

Appendices 

Appendix 1 Design Report and Concept Scheme Plans 

Appendix 2 Voluntary Planning Agreement Letter of Offer  

Appendix 3 Proposed LEP Maps  

Appendix 4 Draft DCP Compliance Table  

Appendix 5 Traffic and Transport Assessment 

Appendix 6 Heritage Impact Statement 

Appendix 7 Landscape Design Report  

Appendix 8 Economic Impact Assessment 

Appendix 9 Evidence of offers to purchase 

Appendix 10 Site surveys 

Appendix 11 East Quarter Shadow Study 

  

 

  



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

ix 

 

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

Abbreviations 
 

ADG NSW Apartment Design Guide 

AHD Australian Height Datum 

ASS Acid Sulfate Soils 

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

Concept Scheme Concept Scheme prepared to support the subject Planning Proposal  

CPTED Crime Prevention Through Environmental Design 

DA Development Application 

DCP Development Control Plan 

Department Department of Planning and Environment 

Draft 2036 Plan Draft St Leonards Crows Nest 2036 Plan 

ECSMP Environmental, Construction and Site Management Plan 

EP&A Act Environmental Planning and Assessment Act 1979 

EP&A Regulation Environmental Planning and Assessment Regulation 2000 

GSC Greater Sydney Commission 

Greaton Greaton Developments Pty Ltd 

HIS Heritage Impact Statement 

KTA Koichi Takada Architects 

LEP Local Environmental Plan 

PP Planning Proposal 

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

REP Regional Environmental Plan 

RL Relative Level 

RMS Roads and Maritime Services 

SEPP State Environmental Planning Policy 

  

 

  



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

x 

 

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

This page has been left blank intentionally 



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

xi 

 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

This Planning Proposal explains the extent of, and justification for, proposed amendments to Lane Cove Local 
Environmental Plan 2009 (Lane Cove LEP 2009) as it applies to two large development sites owned by Greaton 
Development Pty Ltd (Greaton) within the St Leonards South redevelopment area. 

The subject land comprises two groupings of contiguous landholdings: henceforth known as the East and West 
Quarters.  The East Quarter has an area of 7,643.3m2 with frontages to Berry Road to the west, Holdsworth 
Avenue to the east and River Road to the south. The West Quarter has a total area of 5,605.8m2 and has 
frontages to Park Road to the west and Berry Road to the east.  The site includes two privately owned residential 
lots adjoining the West Quarter to the north west, with an area of 870m2, land within the adjacent Berry Lane and 
two lots to the south which are proposed to accommodate a future east west road link.  Developable land within 
the West Quarter site therefore totals 4,362.4m2 excluding the proposed new east west roadway and the area of 
Berry Lane. As proposed by Council the area of Berry Lane is proposed to be swapped to the Park Road street 
frontage and will form part of an enlarged landscaped street setback (total 10m) to provide an appropriate 
transition to heritage dwellings to the north west.  
 
In total this planning proposal applies comprising an area of 13,249.1m2 (12,005.7m2 of developable land 
including the private lots) which represents 22% of the St Leonards South redevelopment area (estimated area of 
6ha).  The land is shown in Figure 1 below: 
 

Figure 1: Planning Proposal lands 

This Planning Proposal has been prepared in accordance with Section 3.33 of the Environmental Planning and 
Assessment Act 1979 (the Act) and guidelines published by the Department of Planning and Environment 
including A Guide to Preparing Planning Proposals and A Guide to Preparing Local Environmental Plans. It has 
been prepared by MG Planning Pty Ltd on behalf of the landowner Greaton for submission to the Lane Cove 
Council. 

The Proposal seeks to amend Lane Cove LEP 2009 to allow for the redevelopment of the subject land for high 
density residential development, in accordance with the previously exhibited St Leonards South Masterplan 
(2014), St Leonards South Landscape Masterplan (September 2017) and Council’s draft planning controls 
exhibited as part of Planning Proposal 25 (September 2017).  Specifically, the planning proposal seeks to amend 
Lane Cove LEP 2009 to:   

St Leonards South Redevelopment Area 

Subject Planning Proposal lands 

East Quarter 

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

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

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

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

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

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

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

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

 
The Planning Proposal is supported by the following studies: 

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

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

 Proposed LEP Maps (Appendix 3) 

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

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

 Heritage Assessment prepared by Urbis (Appendix 6) 

 Landscape Design Report prepared by Aspect Studios (Appendix 7) 

 Economic Impact Assessment prepared by AEC Consulting (Appendix 8) 

 Evidence of offers to purchase (Appendix 9), and 

 Survey plans (Appendix 10). 

Future planning for the St Leonards South redevelopment area has been underway since commencement of the 
preparation by Council of the St Leonards South Masterplan in 2012.  At that time Council recognised the 
demand for high density residential land within the LGA and the suitability of the St Leonards South area for 
transit oriented high density residential / mixed use development given its proximity to the St Leonards Railway 
Station and employment area.  Since preparation of the Masterplan, Council has been consistently working 
through the process to rezone St Leonards South for high density residential development.  A summary of the 
planning history of the area is provided in section 2.4 below. In essence, detailed planning work has been 
undertaken and draft planning controls have been prepared and exhibited.  At the same time developers have 
purchased sites within the St Leonards South redevelopment area, as identified by Council, and have 
amalgamated a series of development sites in preparation for imminent rezoning.  Following Gateway approval, 
Draft LEP amendments and a Draft DCP for the area were exhibited for public comment and consultation with 
landowners has occurred.  However, the progress of planning for the area has recently stalled following 
declaration of the St Leonards Crows Nest area as a ‘planned precinct’ (incorporating the area of St Leonards 
South) and the subsequent preparation and exhibition of the Draft St Leonards and Crows Nest 2036 Plan (Draft 
2036 Plan).  
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Figure 2: Planning Proposal lands in context of Planning Proposal 25 (Source: Lane Cove Council)  

Prior to release of the Draft 2036 Plan Lane Cove Council indicated a willingness to progress the St Leonards 
South Planning Proposal following release of the draft plan.  However following release Council has indicated 
that it is now its preference that the planning proposal not proceed until such time as the Draft 2036 Plan is 
finalised. Accordingly, while the rezoning of St Leonard South has been in train since 2012, a series of delays 
have prevented the development of the precinct in a timely manner, notwithstanding that all relevant strategic 
planning documents agree that rezoning of the St Leonards South area for high density residential development 
is appropriate.  Sites within the area have been purchased and amalgamated in good faith and in anticipation of 
new planning controls which have yet to come to fruition and which appear to now be stalled pending resolution 
of issues which are largely not relevant to St Leonards South.  In this regard, it is understood that issues in 
relation to the Draft 2036 Plan are likely to focus on development around the Metro Station and within the Crows 
Nest village itself. This view is supported by the Department’s request in September 2018 that the NSW 
Government Architect provide specific urban design advice in respect of that area but not the remainder of the 
area covered by the plan. 

The delayed rezoning of the St Leonards South area is considered unreasonable and is resulting in unwarranted 
delays and holding costs.  The Draft 2036 Plan does not have any significant implications for St Leonards South 
and clearly states that “Councils can still consider and progress planning proposals for individual sites and the St 
Leonards South area while this plan is being finalised”.  

Under the circumstances, and given the recurring delays to the Council initiated Planning Proposal, it is 
considered that a site specific planning proposal is warranted to rezone the subject land in a timely manner.  The 
subject Planning Proposal will provide for the development of two suitable large-scale sites under a single 
ownership consistent with the established planning vision for the area and in accordance with the principles of 
urbanism and sustainable transit-oriented development in close proximity to a number of railway stations.  It is 
therefore considered that a site specific Planning Proposal that precedes the implementation of the Council 
Planning Proposal for the larger area is warranted. 

Greaton is aware that Top Spring Pty Ltd also owns significant landholdings within the St Leonards South area 
(to the east of the subject land) and is also in the process of lodging a Planning Proposal for their landholdings. 
Accordingly we have ensured that consistency has been applied between the two Planning Proposals in relation 
to general approach and the proposed wording of future LEP provisions. 



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

 4 

 

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

This page has been left blank intentionally 



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

 5 

 

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

2. BACKGROUND 

2.1 Site Location  

The suburb of St Leonards is located at the junction of Lane Cove (south), North Sydney (north and east) and 
Willoughby (north) Local Government Areas (LGA). The St Leonards South redevelopment area, as defined by 
Council’s Planning Proposal, comprises that part of the suburb located to the south of the Pacific Highway 
bounded by the railway line to the east, River Road to the south and Park Road to the west. 

Figure 3: St Leonards South Redevelopment Area location (Source: Nearmap, 2019)  

Figure 4: St Leonards South Redevelopment Area Aerial Photo looking north west   

The planning proposal lands are located in the southern part of the St Leonards South redevelopment area with a 
total area of 13,249.1m2 (12,005.7m2 of developable land including the private lots) representing 22% of the 
overall St Leonards South redevelopment area (estimated area of 6ha). The lands fall within two development 
sites: the East and West Quarters as shown in Figure 5. As noted above, the West Quarter site includes two 
privately owned residential lots (26 and 28 Park Road) immediately adjoining the land owned by Greaton to the 
north west. 
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Figure 5: Planning Proposal lands East and West Quarters (Source: KTA, February 2019) (Note: land shown orange in private ownership) 

East Quarter site 

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

West Quarter site 

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

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

2.2 Site Characteristics and Surrounds 

East Quarter site 

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

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

West 
Quarter 

East 
Quarter 



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

 7 

 

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

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

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

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

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

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

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

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

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

West Quarter site 

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

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

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

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

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

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

 
Photo 10: Berry Road looking north (Source: Google Street View) 
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Photo 11:Berry Road looking south (Source: Google Street View) 

2.3 Real Property Description and Ownership 

The East Quarter site is roughly rectangular in shape with a splayed southern boundary to River Road and 
frontages of 94m to Berry Road to the west, 116m to Holdsworth Avenue to the east and 76.4m to River Road to 
the south.  The site has an average depth of 73.2m and total site area of 7,643.3m2. All lots are owned by 
Greaton. 

The site’s real property description and landownership is as outlined in Table 1 below: 

Table 1: East Quarter Site - Real Property Description 

ADDRESS LOT AND DP AREA (m2) LANDOWNER 

24 Berry Road Lot 28, Section 2,  DP 7259 557.3 Greaton 

26 Berry Road Lot 27, Section 2, DP 7259 557.3 Greaton 

28 Berry Road Lot 26, Section 2, DP 7259 557.3 Greaton 

30 Berry Road Lot 25, Section 2, DP 7259 557.3 Greaton 

32 Berry Road Lot 24, Section 2, DP 7259 556.6 Greaton 

34 Berry Road Lot 1, DP 1037926 413.4 Greaton 

23 Holdsworth Avenue Lot 16, Section 2, DP 7259 557.3 Greaton 

25 Holdsworth Avenue Lot 17, Section 2, DP 7259 557.3 Greaton 

27 Holdsworth Avenue Lot 18, Section 2, DP 7259 557.3 Greaton 

29 Holdsworth Avenue Lot 19, Section 2, DP 7259 557.3 Greaton 

31 Holdsworth Avenue Lot 20, Section 2, DP 7259 557.3 Greaton 

42 River Road Lot 21, Section 2, DP 7259 672.8 Greaton 

44 River Road Lot 22, Section 2, DP 7259 568.8 Greaton 

46 River Road  Lot 2, DP 1037926 416.0 Greaton 

TOTAL  7643.3  

 
The West Quarter site is rectangular in shape and has a frontage of 61.3m to Park Road to the west and 60.8m 
to Berry Road to the east and average depth of 77.6m.  It adjoins development sites owned by others to the 
south. Land to the north of the West Quarter site is proposed to be compulsorily acquired by Council for a future 
park. The total site area is 5,605.8m2 however the developable land totals 4,362.4m2 excluding the proposed new 
east-west roadway and the area of Berry Lane. All lots with the exception of 26 and 28 Park Road and Berry Lane 
itself are owned by Greaton.  The two residential lots owned by private landowners and the Council owned 
laneway are proposed to be rezoned as part of the subject planning proposal.   
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The site’s real property description and landownership is as outlined in Table 2 below: 

Table 2: West Quarter Site - Real Property Description 

ADDRESS LOT AND DP AREA (m2) LANDOWNER 

26 Park Road Lot 5, DP 305449 435.0 Private Landowner 

28 Park Road Lot 5, DP 305449 435.0 Private Landowner 

30 Park Road Lot 5, DP 305449 444.7 Greaton 

32 Park Road Lot 4, DP 305449 437.0 Greaton 

34 Park Road Lot 3, DP 305449 436.8 Greaton 

36 Park Road Lot 2, DP 305449 434.1 Greaton 

27 Berry Road Lot 19, DP 82696 435.7 Greaton 

29 Berry Road Lot 1, DP 533847 215.1 Greaton 

31 Berry Road Lo 2, DP 533847 213.2 Greaton 

33 Berry Road Lot 21, Section 3, DP 3044 436.5 Greaton 

35 Berry Road Lot 22, Section 3, DP 111237 436.6 Greaton 

37 Berry Road Lot 23, DP 79978 436.8 Greaton 

39 Berry Road Lot 24, Section 3, DP 3044 436.8 Greaton 

Berry Lane  372.5 Lane Cove Council 

TOTAL  Total: 5,605.8m2 

Developable: 4,362.4m2 

 

Note: land highlighted light blue is not included in developable land as proposed for new link road or comprises 
existing laneway owned by Council 

2.4 Planning History 

As noted above the St Leonards South redevelopment area has long been earmarked for redevelopment with the 
process to rezone the land formally commencing in mid 2012.  At that time Lane Cove Council resolved to 
undertake a master planning process for a 20ha precinct in St Leonards bounded by the Pacific Highway to the 
north, the railway line to the east, River Road to the south and Greenwich Road to the west. The project known 
as the St Leonards Strategy was undertaken in two parts: a Stage 1 Precinct Report and Stage 2 Growth 
Scenarios Report. 

Stage 1 of the St Leonards Strategy included: 

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

 a summary of existing conditions such as land use, demographic profile, urban structure and built form, public 
domain and natural features, vehicular and pedestrian access and movement, and physical infrastructure 

 community consultation, and 

 an analysis of issues and opportunities for the precinct. 

Following this initial work, the project progressed to Stage 2 and the preparation of the Draft St Leonards South 
Masterplan by Annand Associates Urban Design (Dec 2014).  The objective of the Masterplan was to 
recommend a development strategy for the Precinct which was identified as being within immediate proximity of 
St Leonards Station and suitable for increased density. The study noted that “Council foresaw a need to prepare 
for future growth pressures and work within its community to ensure any future development has regard to 
infrastructure capacity, the need for controlled growth (timing, zoning, heights) and improved amenity for both 
existing and new residents.” 
 
The Draft St Leonards South Masterplan concluded that “it is undeniable that the St Leonards South Precinct will 
over time be required to support increased density particularly in close proximity to the railway station.”  The 
masterplan considered a range of development options for the precinct and recommended a vision for its future 
development which would ensure that: 
 

New and diverse housing opportunities will emerge in St Leonards South and be supported by 
convenience shopping, cafes, bars, entertainment venues and community facilities in a high quality 
environment served by excellent public transport and high levels of walking and cycling accessibility, 
thus creating a desirable place for cosmopolitan urban living.  
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The masterplan recommended that the future development of the precinct be based on the principles of 
Sustainable Urbanism, Transit-Oriented Development and the stated St Leonards South Precinct Planning 
Principles and Standards. 
 
The draft masterplan was considered by Council at its meeting of 13 July 2015 and Council resolved to adopt the 
Masterplan with the addition of the area up to Park Road east side. Council also agreed to proceed with the 
proposal and to translate recommendations into: 
 
 a draft Local Environment Plan (LEP) containing various legal mechanisms (zones, building heights, FSR, 

etc.) 

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

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

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

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

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

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

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

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

The Draft 2036 Plan ultimately recommends referral of the Council Planning Proposal for St Leonards South to 
an independent panel for review to ensure consistency with conditions of the Gateway determination and the 
draft plan.  It identifies Design Principles relating to the St Leonards South site which it notes should be 
considered by the independent panel.  The Design Principles articulated comprise: 
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St Leonards South Design Principles (2036 Plan) 

 Consider accessibility to St Leonards and Crows Nest Stations 

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

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

 Ensure new open spaces improve connections to existing surrounding open spaces 

 Improve active transport connections 

 Consider cumulative traffic impacts, and 

 Transition buildings appropriately to lower scale buildings. 

At the time of writing the Draft 2036 Plan remains on public exhibition and the independent panel review of the 
Council’s St Leonards South Planning Proposal (Planning Proposal 25) has not yet commenced.  Council has 
however recently undertaken consultation on the Draft 2036 Plan with the local community.  Council has also 
further resolved (at its extraordinary meeting of 29 October 2018) to “request that the Independent Planning 
Commission assessment of the St Leonards South Masterplan (and Planning Proposal) be conducted in public 
and commence after the St Leonards and Crows Nest 2036 Plan is finalised.” 

Summary 

Planning for the redevelopment of the St Leonards South area has been ongoing since mid-2012.  Although 
Council has continually been working through the rezoning process since that time, there have been extensive 
delays to the process notwithstanding that it has been consistently agreed that the area is suitable for 
redevelopment as proposed.  Most recently Council has indicated that it is its preference that the recommended 
independent review of the St Leonards South Planning Proposal not occur until the Department’s Draft 2036 Plan 
is finalised.  The timing of this is unknown and it would appear that there are significant issues to be resolved as 
part of the Plan, issues which do not relate to St Leonards South.  In this context it is understood that finalisation 
of the 2036 Plan could take many months if not years. 

This proponent initiated Planning Proposal therefore seeks to unlock the development of the Greaton owned St 
Leonards South sites and de-couple them from the Draft 2036 Plan process.  Existing delays are causing 
significant holding costs to the landowner and appear to be unwarranted.  Accordingly, Greaton has prepared this 
proponent initiated Planning Proposal, and associated Concept Development Applications, to provide additional 
certainty to Council and the community regarding the scale, amenity and design quality of the development 
proposed for the subject sites.  This planning proposal also forms Greaton’s submission to the review of Council’s 
Planning Proposal to be undertaken by the Independent Planning Commission (IPC) and demonstrates 
compliance with Council’s vision for the area and the Draft 2036 Plan St Leonards South Design Principles (refer 
above). 

2.5 Current Planning Controls 

The planning proposal land is currently zoned R2 Low Density Residential under Lane Cove LEP 2009.  Uses 
permissible in the R2 zone include: Bed and breakfast accommodation; Boarding houses; Centre-based child 
care facilities; Community facilities; Dual occupancies; Dwelling houses; Group homes; Health consulting rooms; 
Home businesses; Home industries; Hospitals; Multi dwelling housing; Places of public worship; Respite day care 
centres; Roads; Signage.  All other uses including high density residential development are generally prohibited. 
 
The objectives of the R2 zone are: 
 

 To provide for the housing needs of the community within a low density residential environment. 

 To enable other land uses that provide facilities or services to meet the day to day needs of residents. 

 To retain, and where appropriate improve, the existing residential amenity of a detached single family 
dwelling area. 
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 To encourage new dwelling houses or extensions of existing dwelling houses that are not highly visible when 
viewed from the Lane Cove River or Parramatta River. 

 To ensure that landscaping is maintained and enhanced as a major element in the residential environment. 

The subject land does not accommodate any heritage items and is not located within a heritage conservation 
area however the West Quarter site is located within the vicinity of three locally listed heritage items:  

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

 
The current planning controls applying to the sites are summarised in Table 3 below and shown on Figures 6 to 
10: 
 
Table 3: Summary of planning controls 

PROVISION CONTROL 

2.2 Zoning R2 Low Density Residential 

4.1 Minimum Lot Size 550m2 (East Quarter site only) 

4.3 Maximum Height 9.5m 

4.4 Maximum FSR 0.4 – 0.6:1 (East Quarter) 

0.6:1 (West Quarter site)  
5.10 Heritage West Quarter site within vicinity of 3 x local heritage items (as above) 

 

Figure 6: Existing zoning  Figure 7: Minimum lot size 

 
Figure 8: Maximum height  Figure 9: Maximum FSR 
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Figure 10: Heritage items  
  

2.6 Planning Proposal Request 

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

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

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

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

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

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

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

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

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

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

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

The Greaton development sites are located within the St Leonards South redevelopment area which has been 
identified in a succession of strategic planning documents as appropriate for high density residential 
development.  Council has undertaken significant work to progress rezoning of the area and to identify 
appropriate future planning controls.  Greaton supports these proposed controls and seeks to ‘unlock’ the 
development potential of its sites whilst at the same time providing certainty to Council and the community 
regarding the proposed design quality.  It is envisaged that the proposed developments will set the benchmark for 
future development in the area and will alleviate community concern over the quality of development to be 
established within the area.  To this end Greaton has engaged pre-eminent award winning architects Koichi 
Takada Architects (KTA) to design proposals for each of its sites.   
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Section 5 includes a detailed justification for the proposed LEP amendments and an assessment of the 
consistency of the proposal against the requirements of the Department of Planning and Environment’s A Guide 
to Preparing Planning Proposals. 

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

This planning proposal is entirely consistent with Council’s exhibited planning proposal for St Leonards South 
(Planning Proposal 25) as it applies to the subject land, however it is proposed to amend Council’s approach to 
rezoning the subject land in two minor ways: 

1. change to Council’s proposed site amalgamation pattern to reflect land consolidation pattern able to be 
achieved by Greaton, whilst at the same time ensuring appropriate site amalgamation and development 
opportunities for remaining sites and that site isolation will not result, and 

2. minor change to maximum height applicable to the East Quarter site as a result of design development, to 
have regard to the slope of the land and to achieve an FSR of 2.75:1 without any adverse environmental 
impacts. 

Alternative approaches are also proposed to Council’s suggested planning controls to achieve the same outcome 
as detailed in Table 4 below: 

Table 4: Consistency with Council’s Planning Proposal 25 

Council’s Planning Proposal 
25 

Greaton Planning Proposal Consistent? 
 / X 

Comment 

Proposed Zoning – R4 High 
Density Residential 

Proposed Zoning – R4 High 
Density Residential 

  

Proposed Incentive 
Maximum FSR – 2.75:1 

Proposed Maximum FSR – 
2.75:1 

 Concept Scheme in Design Report at 
Appendix 1 illustrates FSR can be 
achieved on site with appropriate height, 
bulk and scale, demonstrating design 
excellence and taking into account site 
conditions. 
Note: Incentive retained through proposed 
special provision requiring compliance with 
the St Leonards South Masterplan and 
provision of outcomes specified for the 
land in the Draft St Leonards South 
Development Control Plan (Schedule 8.1). 

 

Proposed Incentive 
Maximum Height 

 

Proposed Maximum Height  

 

 Concept Scheme in Design Report at 
Appendix 1 illustrates building of 
appropriate height, bulk and scale which 
demonstrates design excellence and takes 
into account site conditions can be 
achieved on site. 
Note: Incentive retained through proposed 
special provision requiring compliance with 
the St Leonards South Masterplan and 
provision of outcomes specified for the 
land in the Draft St Leonards South 
Development Control Plan (Schedule 8.1) 
 

Eastern site – maximum 
height of 2.5m (street and 
side setbacks and green 
spine), 15m (adjacent to 
River Road) and 31m for 
remainder of site 

 

Eastern site – maximum 
height of 2.5m (street and 
side setbacks and green 
spine), 15m (adjacent to 
River Road) and 31m for 
remainder of site 

 

/ X - 31m 
increased to 

32m 
 

Minor variation to height proposed. Eastern 
site maximum height proposed to be 
increased from 31m to 32m to allow for 
slope of the land and to achieve FSR of 
2.75:1.  Variation minor only and will not 
result in any additional shadow or other  
impacts. 

 

Western site – 2.5m (green 
spine and north and west 
setbacks), 31m fronting Park 
Road and 37m fronting Berry 
Road 
 

Western site – 2.5m (green 
spine and north and west 
setbacks), 31m fronting Park 
Road and 37m fronting Berry 
Road 
 

 
 

Setback from north (future park) 3m on 26 
Park Road 

Council proposal to undertake a land swap 
with Berry Lane being transferred to an 
enlarged setback (10m in total) on Park 
Road frontage retained. 
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Council’s Planning Proposal 
25 

Greaton Planning Proposal Consistent? 
 / X 

Comment 

Amendment to clause 4.6 to 
provide that it cannot be 
used to vary maximum 
heights or FSRs shown on 
the incentive height and FSR 
maps  

Amendment to clause 4.6 to 
provide that it cannot be 
used to vary maximum 
heights or FSRs shown on 
the applicable height and 
FSR maps on specified sites 
(identified as sites F and G)  

 
 

Clause amended to provide that maximum 
height and FSR cannot be varied on East 
and West Quarter sites (to be identified as 
sites F and G in LEP) 

Land acquisition within 
certain zones – Council 
proposed to insert new 
clause and new Land 
Reservation Acquisition Map 
which provides for 
compulsory acquisition of Lot 
2 DP 305449 (36 Park Road) 
and (Lot 24 Section 3 DP 
3044) 39 Berry Road for a 
local road. Site located within 
Greaton West Quarter 
landholdings. 

 

Land acquisition provisions 
to be inserted. VPA proposed 
to construct and dedicate 
road to Council 

 
 

Proposed local road to be delivered via 
VPA.  VPA letter of offer provided at 
Appendix 2. 

Satisfactory arrangements 
provision for contributions to 
State public infrastructure 

Satisfactory arrangements 
provision for contributions to 
State public infrastructure 
proposed to apply to subject 
lands 

 
 

New clause 6.10 proposed to apply to 
subject land. Note: clause amended to 
allow Secretary to determine funding not 
required where justified. 

Remove existing 550m2 

minimum lot size applicable 
to land within East Quarter 
via map amendment 

Remove existing 550m2 

minimum lot size applicable 
to land within East Quarter 
via map amendment 
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3.  [PART 1] OBJECTIVES AND INTENDED OUTCOMES 
This Planning Proposal seeks to amend the planning controls applying to the subject development sites, East 
and West Quarters, under Lane Cove LEP 2009 to: 
 
 change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

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

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

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

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

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

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

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

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

Objective 1 - Density:  

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

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

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

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

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

Objective 3 - FSR:  

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

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

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

Objective 4 - Open Space:  

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

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

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

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

Objective 5 - Community facilities:  

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

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

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

Objective 6 - Landscaping:  

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

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

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

Objective 7 - Circulation: 

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

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

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

 Shared pathways and pedestrian refuges throughout the precinct, and 

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

Objective 8 - Traffic: 

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

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

 

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

Objective 9 - Transit Oriented Development: 

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

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

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

4.1 Local Environmental Plan (LEP) Amendments  

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

 Amend clause 4.6 as follows: 

4.6 Exceptions to development standards 

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

(a) a development standard for complying development, 

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

(c) clause 5.4, 

(ca)  clause 4.1A. 

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

 Amend clause 5.1 as follows: 

5.1 Land acquisition within certain zones 

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

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

Type of land shown on Map Authority of the State 

Zone R4 High Density Residential and 
marked “Local Road” 

Council 

Zone RE1 Public Recreation and marked 
“Local open space” 

Council 

Zone RE1 Public Recreation and marked 
“Regional open space” 

The corporation constituted under section 8 
of the Act 

Zone SP2 Infrastructure and marked 
“Classified road” 

Roads and Maritime Services 

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

Minister administering the National Parks 
and Wildlife Act 1974 

Zone E2 Environmental Conservation and 
marked “Local open space” 

Council 

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

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

 

 Insert new clauses in Part 6 Additional Local Provisions 

6.9 Development on certain land in St Leonards South 

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

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

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

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

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

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

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

Lot 1, DP 1037926 (34 Berry Rd) 

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

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

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

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

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

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

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

Lot 2, DP 1037926 (46 River Rd) 

referred to herein as Site F. 

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

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

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

Lot 5, DP 305449 (30 Park Rd) 

Lot 4, DP 305449 (32 Park Rd) 

Lot 3, DP 305449 (34 Park Rd) 

Lot 2, DP 305449 (36 Park Rd) 

Lot 19, DP 82696 (27 Berry Rd) 

Lot 1, DP 533847 (29 Berry Rd) 

Lot 2, DP 533847 (31 Berry Rd) 

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

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

Lot 23, DP 79978 (37 Berry Rd) 

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

referred to herein as Site G. 

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

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

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

as shown on the Community Infrastructure Map. 
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6.10 Arrangements for contributions to designated State public infrastructure on certain land in St 
Leonards South 

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

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

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

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

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

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

(c) the application is a staged development application. 

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

(a) bus lanes, 

(b) State and regional roads, 

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

Mapping: 

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

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

 Height of Buildings map – HOB_004 

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

 FSR map – FSR_004 

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

 Lot Size map – LSZ_004 

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

 New Community Infrastructure map 

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

 New Land Reservation Acquisition map 

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

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

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

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

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

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

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

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

5.1 Section A – Need for the Planning Proposal  

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

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

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

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

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

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

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

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

5.2 Section B – Relationship to Strategic Planning Framework  

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

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

St Leonards South 
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Table 5: Strategic Merit Test 

Strategic Merit Test Comment 

1) Consistent with the relevant draft 
district plan or corridor/precinct 
plans applying to the site, including 
any draft plans released for public 
comment; or 

The subject Planning Proposal is consistent with the Greater Sydney Region Plan, 
North District Plan and Draft St Leonards Crows Nest 2036 Plan which has been 
released for public comment.   

The proposal will provide for high density residential housing accommodating up to 
377 new dwellings in a highly accessible location within walking distance of the St 
Leonards strategic centre and health and education precinct (as identified in the 
Greater Sydney Region Plan) and St Leonards Railway station.  It will also be 
within walking distance of the new Crows Nest Metro Station (currently under 
construction) and will therefore make best use of government investment in 
infrastructure.   

The proposal will make a significant contribution to the delivery of new housing 
within the North District area which provides for a dwelling target of 1900 new 
dwellings to 2021 in the Lane Cove LGA. 

2) Consistent with a relevant local 
strategy that has been endorsed by 
the Department; or 

The Planning Proposal is consistent with: 

• Lane Cove Community Strategic Plan 
• Lane Cove Planning Proposal 25 
• St Leonards South Masterplan (2014) 
• St Leonards South Landscape Master Plan (2017) 
• Draft Lane Cove LEP 2009 Amendment, and 
• Draft St Leonards South Development Control Plan. 

These strategies and plans have been endorsed by the Department in the issuing 
of Gateway approval for Planning Proposal 25 and by incorporation within the Draft 
St Leonards Crows Nest 2036 Plan (refer further discussion below). 

3) Responding to a change in 
circumstances, such as the 
investment in new infrastructure or 
changing demographic trends that 
have not been recognised by 
existing planning controls. 

The Planning Proposal responds directly to the Council initiated Planning Proposal 
25 (and strategic planning process which led to the preparation of this PP) which 
seeks to rezone the subject land for high density residential development.  

The subject proponent initiated PP however responds to delays in the process of 
rezoning the subject land, most recently following the release of the Department’s 
Draft St Leonards Crows Nest 2036 Plan for the St Leonards Crows Nest Planned 
Precinct.   
The St Leonards South area, within which the subject land is located, has 
consistently been recognised as suitable and appropriate for high density 
residential development since 2012.  

Extensive strategic planning and urban design investigations have been 
undertaken by Council to determine the appropriate planning controls to be applied 
to the area and the majority of land within the Precinct has been purchased and 
amalgamated ready for development.  However to date rezoning has not yet 
occurred and indications are that further delays are likely.   

The existing planning controls applying to the land do not recognise future 
planning for the area nor government investment in infrastructure particularly as 
represented by the current construction of the Crows Nest Metro Station within 
1km.  The Proposal therefore responds to a change in circumstances in the area 
and demonstrates strategic merit.  

 
Greater Sydney Region Plan - A Metropolis of Three Cities 2018 

The Greater Sydney Region Plan – A Metropolis of Three Cities was released on 18 March 2018.  It presents a 
vision and actions for managing Greater Sydney’s growth and enhancing its status as one of the most liveable 
global cities.  It has been prepared concurrently with Future Transport 2056 and the State Infrastructure Strategy, 
aligning land use, transport and infrastructure planning to reshape Greater Sydney as three unique but connected 
cities. 
 
The Greater Sydney Region Plan sets a 40-year vision and a 20-year plan to manage growth and change for 
Greater Sydney in the context of economic, social and environmental matters.  The vision seeks to meet the 
needs of a growing and changing population by transforming Sydney into a metropolis of three cities – the 
Western Parkland City, the Central River City and the Eastern Harbour City.  The Site is located within the 
Eastern Harbour City.  
 
The St Leonards area forms part of the eastern economic corridor and St Leonards Strategic Centre and Health 
and Education Precinct (refer Figure 12 below).  The Plan identifies the vision of the Eastern Harbour City as 
shown in Figure 13 being a City that is well established, well serviced and highly accessible by its radial rail 
network with further significant rail projects including the Sydney Metro Northwest underway.  The site also forms 
part of the Eastern Economic Corridor from Macquarie Park to Sydney Airport which is identified as being the 
State’s greatest economic asset contributing two-thirds of NSW’s economic growth in the 2015-2016 financial 
year with strong financial, profession, health, education and innovation sectors.   
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The Plan supports the focus on optimisation of land and urban renewal to deliver housing.  It identifies housing 
targets for the North District of 25,950 dwellings in Year 0-5 and 92,000 dwellings beyond Year 20. More 
specifically the St Leonards Crows Nest area is identified under the Plan as an urban renewal area.  Accordingly 
it is intended to contribute to the achievement of the stated dwelling targets. The proposal is consistent with the 
key directions, objectives and strategies outlined within the Plan as outlined in Table 6 below.  In particular it 
provides for the supply of approximately 377 new dwellings in the form of transit-oriented development within 
walking distance of the St Leonards Station and the new Crows Nest Metro Station.  It will provide housing choice 
in a highly accessible location and will hence contribute to the goal of achieving a 30 minute city and optimising 
infrastructure use.  It will also provide for compact development and contribute to a low carbon future for Sydney. 
 

 
Figure 12: 'A Metropolis of Three Cities' (Source: Greater Sydney Region Plan) (Note: approximate location shown with a star) 
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Figure 13: 'A Metropolis of Three Cities' Eastern Harbour City Vision (Source: Greater Sydney Region Plan) (Note: approximate location 
shown with a star) 
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Figure 14: Future housing: government programs and preferred locations for consideration under Greater Sydney Region Plan (Source: 
Greater Sydney Region Plan).  

  

St Leonards South 
Precinct 



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

 34 

 

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

Table 6: Consistency with relevant Greater Sydney Region Plan Directions 

DIRECTION  RESPONSE 

A City supported by 
Infrastructure 

Consistent – the Planning Proposal will provide for a new high density residential 
development in a location that is well serviced by public transport and other infrastructure 
and within walking distance of key employment areas within the St Leonards Strategic 
Centre and Eastern Economic Corridor.   

The introduction of population into the area is consistent with Government strategies and 
will ensure that infrastructure use (including the new Sydney Metro) is optimised. 

A Collaborative City 

 

Consistent - the Planning Proposal will enable the landowner to develop the subject land in 
accordance with Government goals, objectives and strategies to realise the benefits of 
growth including: increased housing availability, reduced travel demand, optimised use of 
public transport and infrastructure etc. 

A City for People The Planning Proposal will facilitate a new exemplar high quality, high amenity 
development and will act as a precedent for future development within the St Leonards 
South area.   
It will enable the realisation of Council’s vision of a sustainable transit oriented 
development that is highly connected by public transport and active modes of transport 
including walking and cycling and will provide opportunities for community connection and 
interaction through the establishment of high quality streetscapes, green spines which filter 
throughout the precinct and the creation of incidental spaces for meeting and engagement.   
The physical environment and built form will therefore facilitate a social environment that is 
conducive to social participation and well-being. 

Housing the City 

 

Consistent - The Planning Proposal will facilitate the construction of approximately 377 
new high density dwellings in a location where housing is in high demand and which is 
highly accessible in terms of access to public transport, employment and services.   
It will add to the existing housing stock in the area, will contribute to the achievement of 
government housing targets in the LGA and will provide alternative forms of housing for 
new residents and existing residents seeking an alternate lifestyle or to ‘age’ within the 
local area. 

A City of Great Places 

 

Consistent - As noted above the Planning Proposal will provide for the creation of new 
spaces which will provide for incidental community engagement and interaction thus 
building social cohesion and a sense of place.   
The Planning Proposal respects local heritage items in the vicinity of the site and is 
consistent with Council’s proposed planning controls providing for a 10m setback on the 
Park Road frontage to ensure an appropriate transition to local heritage items (and low 
density dwellings) on the western side of Park Road. 
 

A Well-Connected City Consistent - The Planning Proposal provides for the integration of land use and transport 
proving new housing supply within walking distance of employment and transport.   
The site is highly accessible being within walking distance of two rail / metro stations, the 
Pacific Highway and the St Leonards strategic centre and health and education precinct.  
The proposal will also support the further development of the Eastern economic corridor in 
which it is located. 

Jobs and Skills for the City The Planning Proposal will support the ongoing viability of the St Leonards strategic 
centre, health and education precinct and the Eastern economic corridor by providing 
housing within close proximity, indeed walking distance, of employment.  
It will also support the viability of other centres providing a transit oriented development 
which is highly connected to other employment centres via rail and metro connections.  
The proposal will also provide employment during construction.   
 

A City in its Landscape The proposed Planning Proposal supports the goal of an interconnected green grid across 
the City and in particular proposes an increase in canopy cover consistent with Council’s 
goal for the precinct.   
The proposal incorporates green spines within the Concept Scheme and proposes a high 
quality, mature landscape to increase the percentage of canopy cover.   
The proposal provides connections to green and open spaces and will enhance the quality 
of the public domain.   

An Efficient City Consistent - Subject to detailed design the proposal will contribute to the achievement of 
these objectives via implementation of sustainability measures within the design.   
Further the location in close proximity of public transport and within walking distance of 
employment will reduce carbon emissions and contribute to the achievement of these 
objectives. 

A Resilient City Consistent - Subject to detailed design the proposal will incorporate principles of passive 
design consistent with these objectives. 

 
The proposed rezoning is therefore entirely consistent with the goals, directions and strategies outlined in A 
Metropolis of Three Cities. 
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North District Plan (March 2018) 

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

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

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

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

 Ensure new open spaces improve connections to existing surrounding open spaces 

 Improve active transport connections 
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 Consider cumulative traffic impacts, and 

 Transition buildings appropriately to lower scale buildings. 

 

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

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

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

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

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

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

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

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

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

The Planning Proposal is consistent with Council’s Community Strategic Plan: Liveable Lane Cove – Community 
Strategic Plan 2015 and Lane Cove Sustainability Action Plan 2016-2021 as outlined below: 
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Liveable Lane Cove – Community Strategic Plan 2015 

Liveable Lane Cove – Community Strategic Plan 2015 was adopted on 18 June 2015 and in relation to the built 
environment identifies the following vision for the LGA: 
 

 Lane Cove will be a well designed area. Heritage items and historical areas will be preserved. New 
residential development will be harmonious with Lane Cove’s natural landscapes and with existing and 
emerging streetscapes and village character. Urban planning will be based on best practice, 
incorporating sustainable design principles. 

 Lane Cove will be a liveable area. Housing will be located appropriately and meet the life cycle needs 
of our community. Community assets and infrastructure will be well maintained and responsive to 
community needs. Asset and infrastructure management will be best practice and adopt appropriate 
sustainability technologies. 

 Lane Cove will be a connected area where it is easy for people to travel around and meet. An 
integrated transport system will link various centres, facilities and suburbs. People will have access to a 
range of transport options, including public transport. Traffic in major centres and shopping areas will 
have regard to creating safe and efficient movement of people and vehicles.  

 
Specifically, the Plan sets out the goal of “A Well Designed, Liveable and Connected Area” and strategies to 
achieve this goal under the headings of sustainable development, housing, assets infrastructure and public 
domain, transport and mobility, parking and traffic.  Consistency with the stated objectives and strategies is 
addressed in Table 7 below: 
 
Table 7: Consistency with Liveable Lane Cove ‘Our Built Environment’ Objectives and Strategies 

OBJECTIVE STRATEGY CONSISTENCY 

Sustainable Development 

To balance sustainability, heritage 
and growth of Lane Cove. 
To encourage environmentally 
sensitive land use planning and 
development. 
To encourage high quality 
planning, building and urban 
design outcomes that preserve, 
strengthen and enhance the 
existing diverse character areas of 
Lane Cove. 

 

• Ensure land use planning is 
responsive to changes in community 
priorities, local values and State 
Government requirements. 

• Support State Government initiatives 
to promote sustainability. 

• Focus infrastructure planning and 
management on supporting 
sustainable ‘local living’ and 
resilience to climatic events. 

• Manage the impact of flooding on 
the community. 

Consistent - The Planning Proposal will 
provide for sustainable transit oriented 
development in a highly accessible location 
that is well located to employment, services 
and public transport and is also well 
connected in terms of active transport 
(walking and cycling).  The proposal is 
consistent with local and State government 
initiatives in relation to the supply of housing 
and will support government investment in 
infrastructure (i.e. North West Metro).   

Housing 

To promote a range of 
affordable and sustainable 
housing options in response to 
changing demographics and 
government policies (Federal, 
State and Local). 

 

• Ensuing planning controls require 
a diverse range of high quality 
housing types and encourage 
housing that is adaptable, 
accessible and affordable. 

• Increase the opportunity for older 
people to access appropriate 
housing, including residential aged 
care, without leaving Lane Cove. 

• Plan for the growth of housing and 
transport services that create 
sustainable and liveable 
communities. 

• Identify opportunities to acquire 
affordable rental housing to 
contribute to affordable housing 
availability. 
 

 

Consistent – The proposal will deliver high 
quality high density housing that is adaptable 
and accessible.  
It will also provide increased opportunities for 
housing appropriate for older people within 
the LGA.   
The proposal will assist to deliver housing 
targets as specified and will create an 
exemplar sustainable and liveable 
community that will act as a precedent for 
future development within the area.   

Assets, Infrastructure and 
Public Domain 

To ensure assets and 
infrastructure cater for increased 
population growth, are well 
maintained and support 
sustainable living across all 
demographics. 
 

• Encourage community ownership of 
assets and local streets. 

• Incorporate sustainability principles 
into the planning and building of new 
council assets and infrastructure. 

• Develop best practice asset 
registers and management and 
investment plans for infrastructure 
and assets. 

• Investigate opportunities to enhance 
the public domain to enhance 

Consistent - The proposal will provide for the 
construction and dedication of the proposed 
east-west street to the south of the West 
Quarter site via a VPA. 
Further the proposed landscape and urban 
form will enhance the public domain, create 
opportunities for community interaction and 
additional public and community open 
spaces. 
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OBJECTIVE STRATEGY CONSISTENCY 

community lifestyle. 
• Investigate opportunities to create 

more open space. 
• Identify innovative funding and 

partnerships to provide for new and 
upgrades assets and infrastructure. 
 

Transport and Mobility 

To promote integrated transport 
options that link people to work, 
services and facilities. 

• Inform, educate and encourage the 
community to use sustainable 
transport. 

• Implement infrastructure upgrades 
and incentives for people to 
incorporate more walking and 
cycling into their daily lives. 

• Encourage and lobby for a 
connected, accessible, reliable, safe, 
sustainable and integrated transport 
system that will meet future needs. 
Provide support to organisations that 
provide community transport with a 
view to retaining and expanding 
services. 

Consistent - The proposal provides for 
through site links and prioritises pedestrian 
and cycle connectivity to encourage 
sustainable integration transport options for 
future residents and neighbours.  

Parking 

To ensure that long and short 
term community needs for 
adequate and accessible on and 
off street parking are met. 

• Maximise the use of existing parking 
spaces through increased promotion 
of parking places, review of street 
parking controls to maximise vehicle 
turnover, and review of public car 
parks to maximise utilisation of car 
spaces. 

• Increase parking in the Lane Cove 
Village in response to parking 
demand. 

Consistent - The proposal provides adequate 
parking for future residents whilst at the 
same time taking a transport management 
approach to encourage use of public and 
active (walking and cycling) transport.   
The proposed development has also been 
designed to minimise any impacts on existing 
on street parking provision. 

Traffic 

To ensure traffic volumes and 
speeds accord with local 
conditions and road type. 

To alleviate road congestion and 
improve traffic flow and safety. 

 

• Facilitate improvements to car, 
bicycle and pedestrian safety 

• Ensure application of appropriate 
traffic management measures to 
ensure the safety and amenity of 
local streets and improve traffic flow 
and [stet] high volume areas. 

Consistent - As addressed in the Traffic and 
Transport Report prepared by SCT 
Consulting at Appendix 5 the proposal can 
readily be accommodated within the existing 
road network and will not result in any 
adverse traffic impacts. Rather the proposed 
new east west link road will alleviate traffic 
congestions and provide access from the 
precinct to the lights at the Pacific Highway / 
Berry Road intersection. 

 
The subject Planning Proposal is therefore entirely consistent with the stated objectives and strategies. 

Lane Cove Sustainability Action Plan 2016-2021 

The Lane Cove Sustainability Action Plan 2016-2021 forms the foundation of Council's sustainability plan 
spanning 5 years.  Key goals of the plan in terms of liveability are: to create connected and liveable communities; 
provide for a diverse housing mix; ensure an integrated transport network; and create vibrant and viable 
commercial precincts.  The subject Planning Proposal is entirely consistent with these goals and will enable a 
new sustainable development in a highly accessible location, nearby to public transport, local businesses and 
employment.  
 
Q5. Is the planning proposal consistent with applicable State Environmental Planning Policies (SEPPs)? 

There are no existing State Environmental Planning Policies (SEPPs) or known draft policies that would prohibit 
or restrict the Planning Proposal from proceeding. An assessment of consistency against the key relevant SEPPs 
is provided in Table 8 below with further explanation of relevant SEPPs provided in following sections where 
relevant.  
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Table 8: Consistency with relevant SEPPs 

SEPP Applicable Consistency / Comment 

SEPP No. 1 - Development Standards X  

SEPP No 19 - Bushland in Urban Areas X No urban bushland located on the site. 

SEPP No 55 - Remediation of Land  Consistent - The Planning Proposal does 
not contradict or hinder application of this 
SEPP. 
The subject land is currently used for 
residential purposes and there is no 
known contamination on the site.  

SEPP No 64 - Advertising and Signage X No signage proposed. 

 

SEPP No 65 - Design Quality of Residential Flat 
Development 

 Consistent - The Planning Proposal 
Concept Scheme has been designed to 
be consistent with the requirements of the 
SEPP as demonstrated by KTA at 
Appendix 1.  The urban design analysis 
which underpins the proposed height and 
building envelope as detailed at 
Appendix 1 reflects the requirements of 
SEPP 65 and the Apartment Design 
Guide. 

SEPP No 70 - Affordable Housing (Revised Schemes) X  

SEPP (Building Sustainability Index: BASIX) 2004  Consistent - The Planning Proposal does 
not contradict or hinder application of this 
SEPP. 

SEPP (Affordable Rental Housing) 2009 X No affordable housing required on the 
subject sites under Council’s Planning 
Proposal 25. 

 

SEPP (Coastal Management) 2018 X  

SEPP (Exempt and Complying Development Codes) 
2008 

 Consistent - The Planning Proposal does 
not contradict or hinder application of this 
SEPP. 

SEPP (Housing for Seniors or People with a Disability) 
2004 

 Consistent - The Planning Proposal does 
not contradict or hinder application of this 
SEPP. 

SEPP (Infrastructure) 2007  Consistent - The Planning Proposal does 
not contradict or hinder application of this 
SEPP. 

SEPP (Major Development) 2005  Consistent - The Planning Proposal does 
not contradict or hinder application of this 
SEPP. 

SEPP (State and Regional Development) 2011  Consistent - The Planning Proposal does 
not contradict or hinder application of this 
SEPP. 

Sydney REP (Sydney Harbour Catchment) 2005 – 
Deemed SEPP 

 Consistent – Lane Cove LGA falls within 
the Sydney Harbour Catchment area but 
outside of the foreshore area. The 
Planning Proposal does not contradict or 
hinder application of this deemed SEPP. 

 

 
State Environmental Planning Policy No.65 - Design Quality of Residential Flat Development 

The subject Planning Proposal (and Concept Scheme) has been designed having regard to Council’s vision for 
the St Leonards South area as articulated in its Planning proposal (Planning Proposal 25) and supporting 
documents, in addition to being in accordance with the design quality principles of State Environmental Planning 
Policy No 65 – Design Quality of Residential Flat Development (SEPP 65) and key guidelines of the Apartment 
Design Guide (ADG). A Concept DA has also been prepared (or is under preparation) for each of the sites (East 
and West Quarters) to clearly illustrate how these requirements can readily be achieved by a future development 
in accordance with the Planning Proposal.  
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Whilst the objective of the design concept included within this Planning Proposal is not to provide a detailed 
design, overarching design matters such as height, FSR, setbacks, access and solar access are critical issues to 
be considered at the Planning Proposal stage to ensure that an appropriate built form can be achieved. 
Accordingly, the proposed building envelopes are consistent with SEPP 65 and the guiding elements of the ADG, 
in particular those relating to building separation, building depth and solar access for residential flat buildings. 
 
A design verification statement of Concept DAs for the East and West Quarters against the design quality 
principles of SEPP 65 and the key development standards of the ADG will be submitted with the development 
applications as required under Clause 50 (1A) of the Environmental Planning and Assessment Regulation 2000.  
 
Given the above, it is considered that the planning proposal and Concept Scheme are consistent with SEPP 65 
and the Apartment Design Guide with further detail to be provided at the DA stage. 
 
Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005 

The planning proposal applies to land located within the Sydney Harbour Catchment and therefore the planning 
principles set out in clause 13 of the SREP are to be considered prior to preparation of an environmental planning 
instrument that affects the land.  Accordingly, the planning principles for land within the Sydney Harbour 
Catchment are considered in Table 9 below: 
 
Table 9: Assessment under SREP (Sydney Harbour Catchment) 2005 

Planning Principles Response 

(a) development is to protect and, where practicable, improve 
the hydrological, ecological and geomorphological processes 
on which the health of the catchment depends. 

The planning proposal will not result in any impact in terms of 
the hydrological, ecological and geomorphological processes 
associated with the Sydney Harbour Catchment. Any detailed 
matters relating to stormwater runoff and excavation will be 
addressed as a part of future detailed design and development 
application processes. 

(b) the natural assets of the catchment are to be maintained 
and, where feasible, restored for their scenic and cultural 
values and their biodiversity and geodiversity. 

The planning proposal relates to land that is already 
developed for urban purposes and will not affect any natural 
assets significant to the Sydney Harbour Catchment area. 

(c) decisions with respect to the development of land are to 
take account of the cumulative environmental impact of 
development within the catchment. 
 

The planning proposal will not give rise to any cumulative 
environmental impacts within the catchment. 

(d) action is to be taken to achieve the targets set out in Water 
Quality and River Flow Interim Environmental Objectives: 
Guidelines for Water Management: Sydney Harbour and 
Parramatta River Catchment (published in October 1999 by 
the Environment Protection Authority), such action to be 
consistent with the guidelines set out in Australian Water 
Quality Guidelines for Fresh and Marine Waters (published in 
November 2000 by the Australian and New Zealand 
Environment and Conservation Council). 
 

The planning proposal is not likely to give rise to any impacts 
on water quality flow or targets however detailed matters 
relating to stormwater runoff and excavation will be addressed 
at the DA stage. 

(e) development in the Sydney Harbour Catchment is to 
protect the functioning of natural drainage systems on 
floodplains and comply with the guidelines set out in the 
document titled Floodplain Development Manual 2005 
(published in April 2005 by the Department). 
 

The subject site is not located with a floodplain however any 
impact in terms of stormwater management and flooding 
would be addressed at the DA stage. 

(f) development that is visible from the waterways or 
foreshores is to maintain, protect and enhance the unique 
visual qualities of Sydney Harbour. 

Any future development on site would not be visible from the 
waterways or foreshores of Sydney Harbour given intervening 
distance and topography. Therefore, no significant visual 
impacts would result from the planning proposal. 

(g) the number of publicly accessible vantage points for 
viewing Sydney Harbour should be increased. 
 

Not applicable. 

(h) development is to improve the water quality of urban run-
off, reduce the quantity and frequency of urban run-off, 
prevent the risk of increased flooding and conserve water. 
 

As outlined above, this matter would be addressed at the DA 
stage. 

(i) action is to be taken to achieve the objectives and targets 
set out in the Sydney Harbour Catchment Blueprint, as 
published in February 2003 by the then Department of Land 
and Water Conservation. 
 

Not applicable. 

(j) development is to protect and, if practicable, rehabilitate 
watercourses, wetlands, riparian corridors, remnant native 
vegetation and ecological connectivity within the catchment. 
 

Not applicable. 
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Planning Principles Response 

(k) development is to protect and, if practicable, rehabilitate 
land from current and future urban salinity processes, and 
prevent or restore land degradation and reduced water quality 
resulting from urban salinity. 
 

Not applicable. 

(l) development is to avoid or minimise disturbance of acid 
sulfate soils in accordance with the Acid Sulfate Soil Manual, 
as published in 1988 by the Acid Sulfate Soils Management 
Advisory Committee. 
 

The subject land is not affected by Acid Sulfate Soils as 
identified on Council’s LEP map ASS_004.   

 
Draft Environment SEPP 

The NSW government has been working towards developing a new State Environmental Planning Policy (SEPP) 
for the protection and management of the natural environment. The Draft Environment SEPP is a consolidated 
SEPP which proposes to simplify the planning rules for a number of water catchments, waterways, urban 
bushland, and Willandra Lakes World Heritage Property. It consolidates seven existing SEPPs including Sydney 
Regional Environmental Plan (Sydney Harbour Catchment) 2005. The Explanation of Intended Effect for the 
Environment SEPP was on exhibition from 31 October 2017 until the 31 January 2018.  
 
Components of the Draft Environment SEPP which will be applicable to the subject site relate to those within the 
current Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005. As outlined above the subject 
site is outside of the Foreshore and Waterways Area of the SREP and accordingly only the principles in Clause 
13, Sydney Harbour Catchment apply.  The Explanation of Intended Effect for the Environment SEPP states that 
these principles will be transferred to a Ministerial Direction.  The Environment SEPP will therefore not have any 
implications for the subject Planning Proposal. 
 
The proposal is therefore consistent with all relevant in force and draft State Environmental Planning Policies. 
 
Q6. Is the planning proposal consistent with applicable Ministerial Directions (s.9.1 directions)? 

This Planning Proposal has been assessed against each Section 9.1 direction. Consistency with these directions 
is shown in the table below. 
 
Table 10: Consistency with Section 9.1 Directions 

NO. TITLE COMMENT 

1. Employment and Resources 

1.1 Business and Industrial Zones Not applicable 

1.2  Rural Zones Not applicable 

1.3 Mining, Petroleum Production and 
Extractive Industries 

Not applicable 

1.4 Oyster Aquaculture Not applicable 

1.5 Rural Lands Not applicable 

2. Environment and Heritage 

2.1 Environment Protection Zones Not applicable 

2.2 Coastal Protection Not applicable 

2.3 Heritage Conservation The West Quarter site is located within proximity of a number of locally 
listed heritage items in Park Road (3, 5 and 7 Park Road).  To minimise 
impact on these items Council in its Planning Proposal (Planning 
Proposal 25) located a new park immediately opposite these dwellings. 
Further it required that the western façade of high density development in 
Park Road be setback a significant distance from the street alignment and 
stepped to reduce the potential impact on the curtilage of these dwellings. 

 
The Planning Proposal adopts Council’s approach to the heritage items 
and provides for a 10m setback to the Park Road frontage to alleviate any 
potential adverse heritage impacts.  In addition, the Concept Scheme 
provides for a 2 storey street wall with the building setback above this 
height.  A heritage impact assessment has been prepared by Urbis (refer 
Appendix 6) which concludes that the proposal is considered to be 
acceptable from a heritage perspective and is recommended for approval. 
The report recommends that a heritage consultant is engaged to provide 
advice during the detailed development phase for future Development 
Applications, with regard for the design of the interface between the three 
(3) heritage items on Park Road and the Western Quarter subject site. It 
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NO. TITLE COMMENT 

is proposed that this would occur and the heritage consultant has 
provided advice on the concurrent Concept DA submitted for the West 
Quarter. 
 
It is therefore considered that the Planning Proposal is not inconsistent 
with Section 9.1 Direction 2.3. 

2.4 Recreation Vehicle Areas Not applicable 

2.5 Application of E2 and E3 Zones and 
Environmental Overlays in Far North 
Coast LEPs 

Not applicable 

3. Housing Infrastructure and Urban Development 

3.1 Residential Zones Consistent. 

The Planning Proposal will facilitate the delivery of high density, high 
quality residential development on the site, increasing the amount and 
variety of housing in the Lane Cove Local Government Area within close 
proximity of public transport and services.  
It will also make efficient use of existing infrastructure and services, 
minimise the impact of residential development on the environment and 
reduce the consumption of land for housing and associated urban 
development on the urban fringe.   

Further it will provide for a development that is of design excellence, will 
only provide for the development of land that is serviced and will not 
reduce the permissible residential density of the land.  
It is therefore consistent with all objectives and requirements of the 
Direction. 

3.2 Caravan Parks and Manufactured 
Home 
Estates 

Not applicable 

3.3 Home Occupations No change – the proposal does not seek to alter the existing provisions 
under Lane Cove LEP 2009 in relation to home occupations. 

3.4 Integrating Land Use and Transport Consistent. 

The Planning Proposal seeks to amend the zoning, height and FSR for 
land zoned for residential purposes and therefore is subject to the 
Direction. The Direction requires that urban structures, building forms, 
land use locations, development designs, subdivision and street layouts 
achieve the following planning objectives:  

(a) improving access to housing, jobs and services by walking, cycling 
and public transport, and  

(b) increasing the choice of available transport and reducing 
dependence on cars, and 

(c) reducing travel demand including the number of trips generated by 
development and the distances travelled, especially by car, 

(d) supporting the efficient and viable operation of public transport 
services, and  

(e) providing for the efficient movement of freight. 
 

The subject planning proposal is consistent with these objectives. Further 
the Planning Proposal is consistent with: 

a) Improving Transport Choice – Guidelines for planning and 
development (DUAP 2001), and  

b) The Right Place for Business and Services – Planning Policy 
(DUAP 2001) 

in so far as they are relevant. 

3.5 Development Near Licensed 
Aerodromes 

Not applicable 

3.6 Shooting Ranges Not applicable 

4. Hazard and Risk 

4.1 Acid Sulfate Soils Not applicable – the land is not subject to acid sulfate soils. 

4.2 Mine Subsidence and Unstable Land Not applicable 

4.3 Flood Prone Land Not applicable 

4.4 Planning for Bushfire Protection Not applicable 

5. Regional Planning 

5.1 Implementation of Regional Not applicable 
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NO. TITLE COMMENT 

Strategies 

5.2 Sydney Drinking Water Catchments Not applicable 

5.3 Farmland of State and Regional 
Significance on the NSW Far North 
Coast 

Not applicable 

5.4 Commercial and Retail Development 
along the Pacific Highway, North 
Coast 

Not applicable 

5.9 North West Rail Link Corridor 
Strategy 

Not applicable 

5.10 Implementation of Regional Plans Not applicable 

6. Local Plan Making 

6.1 Approval and Referral Requirements Consistent. 

The Planning Proposal does not seek to include any concurrence, 
consultation or referral provisions nor does it identify any development as 
designated development. 

6.2 Reserving Land for Public Purposes Consistent. The Planning Proposal will reserved land for a future public 
road and includes relevant provisions for the acquisition of this land in 
accordance with Council’s intentions. 

6.3 Site Specific Provisions The Planning Proposal does not seek to introduce site specific controls 
on the site that do not otherwise apply under the LEP other than 
specifically to implement the requirements of the St Leonards South 
Masterplan prepared by Council. Assessment against the provisions will 
be required prior to the granting of development consent.  While this 
approach is inconsistent with the Direction it is considered justified in the 
circumstances of the case and of minor significance.  

7. Metropolitan Planning 

7.1 Implementation of A Plan for 
Growing Sydney 

Not applicable – A Plan for Growing Sydney has been replaced with the 
Greater Sydney Region Plan: A Metropolis of Three Cities.  Consistency 
with this plan is addressed above.  The Planning Proposal is consistent 
with the Plan. 

7.2 Implementation of Greater 
Macarthur Land Release 
Investigation 

Not applicable 

7.3 Implementation of Greater 
Macarthur Land Release 
Investigation 

Not applicable 

7.4 Implementation of North West 
Priority Growth Area Land Use and 
Infrastructure Implementation Plan 

Not applicable 

7.5 Implementation of Greater 
Parramatta Priority Growth Area 
Interim Land Use and Infrastructure 
Implementation Plan 

Not applicable 

7.6 Implementation of Wilton Priority 
Growth Area Interim Land Use and 
Infrastructure Implementation Plan 

Not applicable 
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5.3 Section C – Environmental, Social and Economic Impact 

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

The key components of the Planning Proposal Concept Scheme are summarised in Table 11. 

 
Figure 17: Indicative Built Form from Park Road (Source; Involve Studios, February 2019) 
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Table 11: Concept Scheme Key Statistics 

CONCEPT SCHEME 

SPECIFICATION EAST QUARTER WEST QUARTER 

Site area 7,643.3m` 4,362.4m2 (developable area excluding Berry Lane and new east 

west link road) 

Greaton Landholdings 

3,492m2 

Private Landholdings 

870m2 

Height ‘Tower A’ fronting Berry Road, 

maximum 10 storeys / 34m height 

‘Tower B’ fronting Park Road, 

maximum 8 storeys / 31m height 

‘Tower A’ fronting Berry Road, 

maximum 10 storeys / 34m 

height 

‘Tower B’ fronting Park Road, 

maximum 8 storeys / 31m height  

Maximum 8 storeys / 31m 

height 

FSR 2.75:1 2.75:1 2.75:1 

GFA ‘Tower C’ fronting Berry Road, 

approximate GFA 6,547m2 

‘Tower D’ fronting Holdsworth 

Ave, maximum 8 storeys / 31m 

height 

‘Tower A’ fronting Berry Road 

approximate GFA 6,547m2  

‘Tower B’ fronting Park Road 

approximate  GFA 3,040m2 

GFA 2,390m2 

Residential units 233 units 116 units 28 units 

Unit Mix 1 brdm mezz. – 12 (5%) 

1 bdrm – 57 (24%) 

2 bdrm – 141 (61%) 

3 + bdrm – 23 (10%)  

Studio – 0 (0%) 

1 bdrm – 22 (19%) 

2 bdrm – 74 (64%) 

3 + bdrm – 20 (17%) 

Studio – 4 (14%) 

1 bdrm – 8 (29%) 

2 bdrm – 12 (43%) 

3 + bdrm – 4 (14%) 

 

 

Setbacks ‘Tower C’ fronting Berry Road 

Berry Road 

• 4m 

Northern boundary 

• 9m (6m pedestrian plus 3m) 

River Road 

• 10m (average) 

 

‘Tower D’ fronting Holdsworth 

Ave: 

Holdsworth Ave 

• 4m 

Northern boundary 

• 9m (6m pedestrian plus 3m) 

River Road 

• 10m (average) 

‘Tower A’ fronting Berry Road 

Berry Road 

• 4m to ground level 

• 7m Level 8 and above  

New East West Link Road 

• 3.0m (min). to ground level 

• 24m Level 8 and above  

 

‘Tower B’ fronting Park Road: 

Park Road 

• 10m to ground level 

• 12m Level 2 and above 

New East West Link Road 

• 3.0m (min.) to ground level 

• 24m Level 8 and above  

‘Tower B’ fronting Park 

Road: 

Park Road 

• 10m to ground level 

• 12m Level 2 and above 

Future Park 

• 3m to ground level 

• 6m Level 6 and above  

 

Cross ventilation  

(Note: Measured for 

the first 9 floors as 

per ADG 

requirements) 

96/157 (62%) 70/114 (61%) 18/28 (64%) 

Solar access (min. 2 

hours to living areas)  

 

148/233 (64%) 107/116 (92%) 28/28 (100%) 
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CONCEPT SCHEME 

SPECIFICATION EAST QUARTER WEST QUARTER 

Parking spaces Residents – 280 

Visitors –47 

Motorcycles - 22- 

Residents – 139 (10 accessible) 

Visitors –29 (1 accessible) 

Motorcycles 16- 

Residents – 16 

Visitors –4 

Motorcycles - 2 

Landscape Area 4,229m2 (55% of site area) 1,590m2 (46% of site area) n/a 

Deep Soil Area 806m2 (32% of site area) 409m2 (12% of site area) n/a 

 

 
Figure 18: Indicative Built Form from Park Road (Source; Involve Studios, February 2019) 
 

The potential environmental impacts of the concept designs are addressed below noting that only matters 
relevant to the proposed building envelope are addressed.  Other matters will be addressed in future detailed 
development applications. 

Built form 

The proposed built form ranges in scale from 2 storeys to 10 storeys to provide a variety of urban scales within 
the development and to provide appropriate transitions to adjacent development including a 2 storey street wall 
height of the Park Road frontage for the West Quarter and development stepping down the site towards River 
Road in the East. Built form is aligned to the edges of a permeable grid of sites to create a legible and clear high-
density urban development with a well-defined public realm. The proposed storeys are generally consistent with 
those identified in Council’s Draft DCP however in the East Quarter additional storeys are proposed where these 
can be achieved within the LEP height maximum and without resulting in any additional overshadowing of 
residential sites outside of the Precinct. 
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Figure 19: Proposed massing and built form (Source; KTA, February 2019) 
 

Setbacks are varied in response to context, typology and amenity as shown in Table 11 above.  A 10m setback is 
proposed at ground level on the Park Road frontage with an additional 2m setback at Level 3 and above (West 
Quarter) to ensure an appropriate streetscape and to provide a transition to the existing low scale residential 
dwellings to the west.  These proposed setbacks will ensure a separation of approximately 34m to these 
dwellings at the ground level and 36m at Level 2 and above which is consistent with the intent of Council’s DCP 
requirements.  Other ground level setbacks also comply with Council’s Draft DCP requirements however upper 
level setbacks vary from those proposed by Council in order to provide for an appropriate form, building layout 
and to achieve the target FSR / GFA. In terms of building form the Draft DCP setbacks would require a ‘wedding 
cake’ form with increasing setbacks from all boundaries as height increase. This built form typology is considered 
to be sub-optimal and would not meet other SEPP 65 or design excellence requirements. An alternate approach 
is therefore proposed. 
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Figure 20: Park Road interface and setbacks (Source; KTA, February 2019) 
 

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

 

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

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

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

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

experience.  

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

Shadow impacts 

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

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

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

Solar access and natural ventilation 

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

Visual impact 

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

While future buildings will not result in adverse impact on views, as the precinct is largely contained from a view 
perspective being located on a slope and only comprising low scale development, the existing aspect of 
surrounding dwellings will be altered.  This impact is to be expected given the change in land use that has been 
foreshadowed for the area and is offset by the positive benefits the development will have in respect of housing 
supply and choice, economic benefits, optimisation of government investment in infrastructure, transport 
containment etc. 
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Notwithstanding the design of the Concept Scheme is such that it minimises impacts on surrounding areas and 
will provide high quality landscape planting, setbacks and separation to minimise any adverse impacts from the 
proposed high density residential buildings.  Transitions have been employed to step development down to 
neighbouring areas and mature landscaping is proposed to soften the visual impact of the land use change in the 
short term.  

Potential for Site Isolation 

The Draft St Leonards South DCP requires that sites within the Precinct be development in accordance with a 
specified site amalgamation pattern as shown in Figure 22 below in order to unlock the proposed incentive 
provisions.  Whilst all efforts have been made to amalgamate sites in accordance with Council’s preferred pattern 
some variations are proposed as shown. In relation to the West Quarter two lots within proposed amalgamated 
site 22 (26 and 28 Park Road) have not been able to be purchased with landowners refusing to sell (refer 
Appendix 9 for evidence of approaches to owners).  In addition in the East Quarter within proposed sites 18 and 
19 the two northern most lots have been purchased by the owner sites 16 and 17 to the north.  

  
Figure 22: Site amalgamations (Source: Lane Cove Council) 
 

Whilst Council’s objectives of ensuring an appropriate built form outcome and preventing site isolation is 
acknowledged, Greaton proposes an alternative site amalgamation pattern as illustrated.  In the East Quarter the 
majority of sites 18, 19 and 20 make up the East Quarter and the two northern most lots are proposed to be 
developed as part of sites 16 and 17 in the future.  Accordingly no site isolation will result. 

In the West Quarter Greaton proposed that the two privately owned sites form part of the subject planning 
proposal and that planning controls applying to these sites be concurrently amended with the Greaton owned 
West Quarter lands to ensure equivalent development potential for these site.   This is particularly important as 
land to the north of these lots is earmarked to be redeveloped as a park therefore there is no opportunity for the 
sites to be amalgamated in the future with land to the north. 

To ensure that 26 and 28 Park Road will not become isolated and can be separately developed in the future, KTA 
has prepared a conceptual plan for these sites as a ‘stand-alone’ development (Appendix 1). The plan 
demonstrates that the sites can readily be developed at a consistent height and FSR with an approximate yield in 
the order of 28 apartments. Further Greaton is proposing a ‘break through’ wall be constructed within its 
basement to allow vehicular and service access to these sites in the future once redevelopment occurs.  This will 
be subject to appropriate easements and / or rights of way as required. 

It is therefore considered that whilst the Greaton landholdings do not strictly adhere to Council’s proposed site 
amalgamation requirements the objectives of the proposed pattern can be delivered by the alternate proposal, 
that is: 

 no sites will be isolated and all sites will have equivalent and appropriate development potential 

 the future building form will provide appropriate scaled buildings which are suited to the streetscape 

 buildings will not result in long facades or frontages that lack articulation or relief, and 

Proposed 
amalgamation 
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 Identified community infrastructure outcomes can be delivered by developers as a form of value capture. 

Heritage 

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

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

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

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

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

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

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

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

Traffic and Transport 

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

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

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

 

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

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

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

 A new road connection between Berry Road and Park Road.  

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

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

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

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

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

proponent in partnership with stakeholder agencies.  
 

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

Economic impact 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Following Gateway Determination all relevant public authorities can be consulted as part of the Planning 
Proposal process and any views expressed can then be addressed.  It is however noted that State Government 
authorities provided comments on the St Leonards South Master Pan and all comments were generally in 
support of the proposed rezoning of the St Leonards South area as proposed under Planning Proposal 25.  
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6. [PART 4] MAPPING 
 
This Planning Proposal seeks to amend the planning provisions applying to the subject lands under Lane Cove 
LEP 2009.  Map amendments are proposed as shown below and at Appendix 3, noting that these maps are 
consistent with those proposed and exhibited by Council under its Planning proposal for St Leonards South 
(Planning Proposal 25).  A minor variation is proposed to the Height of Buildings map to provide for a height of 
32m rather than 31m in the eastern part of the East Quarter site.  This change is required following modelling and 
design analysis given the slope of the land and access arrangements.  This minor variation does not result in any 
environmental impact and will not be discernible however if not amended would preclude achievement of the 
site’s development potential.  The maximum height map has therefore been amended in this regard. 
The proposed planning controls and maps are summarised below. 

  
Figure 24: Proposed zoning  

 
Figure 25: Proposed minimum lot size 

  
Figure 26: Proposed maximum height  Figure 27: Proposed maximum FSR 
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Figure 28: Community Infrastructure  Figure 29: Land Reservation Acquisition 
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7. [PART 5] COMMUNITY CONSULTATION 
 

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

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

Consultation with relevant NSW agencies and authorities and other relevant organisations will be undertaken in 
accordance with the Gateway Determination. 
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8. [PART 6] PROJECT TIMELINE 
 
The following project timeline will assist with tracking the progress of the planning proposal through its various 
stages of consultation and approval.  It is estimated that this amendment to Lane Cove Local Environmental Plan 
2009 could be completed by December 2019.  
 

Table 12: Project Timeline 

STAGE TIMEFRAME 

Submit Planning Proposal to Council 8 February 2019 

Request Rezoning Review by Planning Panel (if required) May 2019 

Planning Proposal submitted to Department of Planning and 

Environment for Gateway Determination 

July 2019 

Receive Gateway Determination August 2019 

Public exhibition and public authority consultation of Planning 

Proposal  

September 2019 

Review of submissions received during public exhibition and 

public authority consultation 

October 2019 

Council approval of Planning Proposal  October 2019 

Drafting of instrument November 2019 

Amendment to Lane Cove Local Environmental Plan 2009  

legally drafted and made 

December 2019 
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9. CONCLUSION 
 
This Planning Proposal has been prepared in accordance with Section 3.33 of the EP&A Act and the relevant 
guidelines prepared by the NSW Department of Planning and Environment. It sets out the justification for the 
proposed amendments to the Lane Cove Local Environmental Plan 2009 as they relate to the subject land within 
the East and West Quarters at St Leonards South. This Planning Proposal seeks to amend Lane Cove Local 
Environmental Plan 2009 to: 
 
 change the zoning of the subject land from R2 Low Density Residential to R4 High Density Residential  

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

The Planning Proposal is considered suitable and appropriate as it: 

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

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

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

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

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

 

 



 

 

 




