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Diana Mitchell

From: Helena Miller 
Sent: Friday, 29 March 2019 5:14 PM
To: Diana Mitchell
Cc: Colin Rockliff; William Lam; Peter Jones
Subject: Greaton St Leonards South - East Quarter Concept DA

Hi Diana,   
 
Finally…. Greaton St Leonards South East Quarter Concept DA documents can be downloaded using the following 
link: https://we.tl/t‐Hss13SmFLI.  Could you please also provide to the IPC for its consideration? 
 
If you have any queries please do not hesitate to contact me.  We will now await your advice in relation to a suitable 
meeting time. 
 
Many thanks 
 
Helena 
 

Helena Miller, Director 
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Executive Summary 
This report constitutes a Statement of Environmental Effects (SEE) and accompanies a Concept Development 
Application lodged under Clause 4.22 of the Environmental Planning and Assessment Act 1979 (EP&A Act).  The 
application seeks approval for a concept proposal (referred to herein as the ‘Concept Plan’) relating to land at 24-
34 Berry Road, 23-31 Holdsworth Avenue and 42-46 River Road, St Leonards South (the site). 

The subject application relies on the amendment of Lane Cove Environmental Plan 2009 in accordance with a 
planning proposal which was lodged with Lane Cove Council on 8 February 2019.  Section 3.39 of the EP&A Act 
states that nothing in the Act prevents “(a) the making of a development application to a consent authority for 
consent to carry out development that may only be carried out if an environmental planning instrument applying 
to the land on which the development is proposed to be carried out is appropriately amended, or (b) the 
consideration by a consent authority of such a development application”. 

The proposed Concept Plan establishes the parameters for future development of the site and provides a total 
residential yield and building envelope. 

It should be noted that this Development Application does not seek approval for any physical works.  The 
application forms the first stage of the development process and approval for construction of development in 
accordance with the Concept Plan will be subject to a subsequent development application. 

The purpose of this report is to: 

 describe the components of the concept proposal 

 discuss the potential environmental effects of the concept proposal 

 draw conclusions as to the significance of any impacts, and 

 make a recommendation to Lane Cove Council as to whether the development application should be 
approved. 

The value of the proposed works is approximately $114.2 million.  The Sydney North Planning Panel is therefore 
the consent authority for the proposed works as the application has a value more than $30 million.  

The Site 

The site is part of the St Leonards South redevelopment area, as defined by Council’s Planning Proposal for the 
area, which 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. 

The subject application is for the ‘East Quarter’ site which is part of the Greaton landholdings that comprise two 
sites in the southern part of the St Leonards South redevelopment area with a total area of approximately 
13,249.1m2 (12,005m2 developable land) which represents 22% of the St Leonards South redevelopment area 
(estimated area of 6ha). 

The subject site has a total site area of 7,643.3m2 made up of properties at 24-34 Berry Road, 23-31 Holdsworth 
Avenue and 42-46 River Road, St Leonards. 

Description of the Proposal 

The proposed East Quarter Concept Plan comprises the following key elements: 
 
 Two building envelopes, providing a total gross floor area (GFA) of approximately 20,985m2 (floor space 

ratio 2.75:1) and yield of 232 dwellings as follows: 

o ‘Tower A’ fronting Holdsworth Avenue, maximum 10 storeys / 31.5m height, approximate GFA 
11,183m2  

o ‘Tower B’ fronting Berry Road, maximum 9 storeys / 31.5m height, approximate GFA 9,282m2  

 Three (3) levels of basement car parking 

 Open space through the middle of the site (‘green spine’), and 

 An east-west through site pedestrian link at the northern end of the site.   
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The proposal seeks development approval for the proposed building envelopes (footprint, height and setbacks) 
and design concept only and does not provide for any construction works.  The detailed design of the 
development will be subject to a further detailed development application. 

Strategic and Statutory Context 

Section 5 of the SEE considers all applicable legislation, strategies and policies which apply to the proposal. The 
proposal is consistent with the requirements of all relevant SEPPs, the Lane Cove Local Environmental Plan 
2009 (as proposed to be amended) and the Lane Cove Development Control Plan 2010.  No significant non-
compliances with planning instruments have been identified. 

Environmental Assessment 

The SEE assesses and responds to the potential environmental impacts of the proposed development, having 
regard to the fact that the application is a concept proposal only and will be subject to a future detailed 
development application.  Key issues that are addressed include: 

 Housing supply 

 Accessibility 

 Built form 

 Visual impact 

 Overshadowing 

 Landscaping and open space 

 Traffic and transport 

 Economic impacts 

 Social impacts, and 

 Ecologically sustainable development. 

The SEE and supporting specialist reports provide a detailed assessment of the proposal in relation to these 
matters and demonstrate that the proposal will have minimal adverse environmental impact. 

Conclusion 

The proposal is consistent with applicable State Environmental Planning Policies, including SEPP 65 and the 
Apartment Design Guide, as well as the zoning of the site (as proposed to be amended by the concurrent 
planning proposal submitted by the applicant) and all relevant provisions contained within the Lane Cove Local 
Environmental Plan 2009.  It is also generally consistent with the Lane Cove Development Control Plan 2010 and 
Draft St Leonards South Development Control Plan with some minor variations. 

In a broader strategic context, the proposed development is consistent with 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), 
Council’s Draft St Leonards South Planning Proposal (Planning Proposal 25) and local strategic plans including 
Council’s Community Strategic Plan: Liveable Lane Cove – Community Strategic Plan 2015 and the Lane Cove 
Sustainability Action Plan 2016-2021. 

The assessment concludes that there are no significant environmental constraints on the site that preclude the 
proposed development and that the development will not give rise to any significant adverse impacts. 

The proposed Concept Plan represents 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.  It 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.   

This is in accordance with local and State government policies which have identified the St Leonards South 
Precinct as suitable for higher density residential uses given its proximity to jobs, services and transport 
infrastructure. 

Having regard to the above assessment it is concluded that the proposed development is appropriate on the site 
and within the locality and should therefore be approved. 
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1. INTRODUCTION 

This report constitutes a Statement of Environmental Effects (SEE) and accompanies a Concept Development 
Application lodged under Clause 4.22 of the Environmental Planning and Assessment Act 1979 (EP&A Act).  The 
application seeks approval for a concept proposal (referred to herein as the ‘Concept Plan’) relating to land at 24-
34 Berry Road, 23-31 Holdsworth Avenue and 42-46 River Road, St Leonards South (the site). 

The proposed Concept Plan establishes the parameters for future development of the site and provides a total 
residential yield.  Development approval is sought for the proposed building envelopes (footprint, height and 
setbacks) and design concept only and does not provide for any construction works.  The detailed design and 
construction of the development will be subject to a further detailed development application. 

The subject application relies on the amendment of Lane Cove Environmental Plan 2009 in accordance with a 
planning proposal which was lodged with Lane Cove Council on 8 February 2019.  Section 3.39 of the EP&A Act 
states that nothing in the Act prevents “(a) the making of a development application to a consent authority for 
consent to carry out development that may only be carried out if an environmental planning instrument applying 
to the land on which the development is proposed to be carried out is appropriately amended, or (b) the 
consideration by a consent authority of such a development application”. 

Further, Clause 4.22(5) of the EP&A Act clarifies that the consideration of likely impacts for a concept proposal is 
restricted to those impacts related to the concept proposal and does not need to consider the likely impact of the 
carrying out of development (i.e. construction related impacts) that may be the subject of subsequent 
development applications.  The subject application provides a suitable level of detail to allow for the consideration 
of potential impacts associated with the proposed concept development, which seeks consent for building 
envelopes rather than detailed built form.  Further assessment reports are to be provided to address potential 
impacts associated with construction with the future detailed development application. 

1.1 Purpose of the report 

The purpose of this report is to: 

 describe the components of the concept proposal 

 discuss the potential environmental effects of the concept proposal  

 draw conclusions as to the significance of any impacts, and 

 make a recommendation to Council as to whether the development application should be approved. 

The development proposal has been assessed based on the characteristics of the site and locality, the applicable 
planning controls and strategic policies, and the requirements of section 4.15 of the EP&A Act.  

The value of the proposed works is approximately $114.2 million.  The Sydney North Planning Panel is therefore 
the consent authority for the proposed works as the application has a capital investment value of more than 
$30M.  

1.2 Supporting documents 

This SEE has been prepared by MG Planning Pty Ltd on behalf of the applicant, Greaton Development Pty Ltd. It 
should be read in conjunction with the following relevant accompanying material: 
Appendix 1 Survey plans LTS Lockley 

Appendix 2 Design report and Concept Plans (including SEPP 
65 Design Verification Report) 

Koichi Takada Architects 

Appendix 3 Landscape design report Aspect Studios 

Appendix 4 Traffic and transport assessment SCT Consulting 

Appendix 5 Lane Cove DCP 2010 compliance tables MG Planning 

Appendix 6 St Leonards South Draft DCP compliance table MG Planning 

Appendix 7 VPA Letter of Offer Greaton Developments 

Appendix 8 Preliminary Groundwater Level Investigation Geo-Logix 
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Appendix 9 Economic impact assessment (planning proposal) AEC Consulting 

Appendix 10 Waste Management Form MG Planning 
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2. BACKGROUND 

2.1 St Leonards South redevelopment 

The site is within the St Leonards South redevelopment area, for which future planning has been underway since 
commencement of the preparation of the St Leonards South Masterplan by Council 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.   

Figure 1: St Leonards South Redevelopment Area Aerial Photo looking north west  

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

New and diverse housing opportunities will emerge in St Leonards South and be supported by 
convenience shopping, cafes, bars, entertainment venues and community facilities in a high quality 
environment served by excellent public transport and high levels of walking and cycling accessibility, 
thus creating a desirable place for cosmopolitan urban living.  

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

etc.) 

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

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

At the time of writing public exh bition of the Draft 2036 Plan has recently ended and the independent panel 
review of the Council’s St Leonards South Planning Proposal (Planning Proposal 25) has not yet commenced.  
Council has also undertaken consultation on the Draft 2036 Plan with the local community and 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.” 

2.2 Proponent initiated planning proposal 

As outlined above, the progress of planning for the St Leonards South development area has recently stalled 
following declaration of the St Leonards Crows Nest area as a ‘planned precinct’ (incorporating the area of St 
Leonards South), the subsequent preparation and exhibition of the Draft St Leonards and Crows Nest 2036 Plan 
(Draft 2036 Plan) and Council’s indication that its preference is 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 
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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 not relevant to St Leonards South.  In this regard, it is understood that issues with the 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 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 will result 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 for the wider 
St Leonards South redevelopment area, a site specific planning proposal has been submitted by Greaton 
Development to provide for the development of two suitable large-scale sites within the redevelopment area. 

The subject Concept DA relies upon the provisions of the Greaton planning proposal to provide for the 
development of the East Quarter site. 
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over the train station, and offers a range of retail facilities, which include a Coles Supermarket, Priceline 
Pharmacy, McDonalds and specialty retail stores. 

St Leonards is a major office market in Sydney’s north shore, with purpose built commercial buildings mostly 
clustered around the train station and along the Pacific Highway.  The majority of office stock is of slightly older 
quality (secondary grade stock), mostly accommodating businesses who operate in the media and technology 
and health care sectors. 

As a transport interchange, St Leonards also provides bus connections to the locality and neighbouring suburbs 
including Artarmon, Crows Nest and Mosman. 

Crows Nest Village and Metro Station 

Crows Nest Village is approximately 780m from the site and provides a range of retail and non-retail uses, 
anchored by the ‘eat street’ on Willoughby Road and the recently redeveloped Woolworths Crows Nest. Whilst 
the majority of business activity in Crows Nest is comprised of population-serving and hospitality-based 
businesses (including financial institutions, liquor stores, personal services and specialty stores), many 
commercial offices are observed to co-locate with retailers in mixed used developments.  Smaller, design-based 
businesses seeking a smaller office space are the common occupiers in commercial offices in Crows Nest. 

Whilst Crows Nest does not currently have a train station, existing bus links provide connections to St Leonards 
Station and the Sydney CBD. A future station at Crows Nest, approximately 580m from the site, will be delivered 
as part of the Sydney Metro City and Southwest and is currently under construction.  The station will provide 
residents and workers with a metro rail line connecting Crows Nest to the Sydney CBD and Sydney’s north-west 
suburbs. 

Royal North Shore Hospital 

The Royal North Shore Hospital (RNSH) campus is located along Westbourne Street with a site area of nearly 13 
hectares.  It is located approximately 560m from the site.  The RNSH is an A1 principal referral hospital and NSW 
trauma centre, being the principal hospital for the North Sydney Local Health District and provides a variety of 
specialist clinical services State-wide.  The RNSH is also a major teaching hospital. 

3.3 Site photographs 

The site and its surrounds are shown in Photos 1 - 6 below: 

 
Photo 1: Berry Road looking south east (Source: Google Street View) 
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Photo 2: Berry Road looking south to River Road (Source: Google Street View) 

 
Photo 3: River Road frontage looking east (Source: Google Street View) 
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Photo 4: Existing pedestrian link from River Road to Holdsworth Ave (Source: Google Street View) 

 
Photo 5: Holdsworth Ave looking north (Source: Google Street View) 
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4. DESCRIPTION OF THE PROPOSAL 

4.1 Overview of the Concept Plan 

The proposed East Quarter Concept Plan comprises the following key elements: 
 
 Two building envelopes, providing a total gross floor area (GFA) of approximately 20,985m2 (floor space 

ratio 2.75:1) and yield of 232 dwellings as follows: 

o ‘Tower A’ fronting Holdsworth Avenue, maximum 10 storeys / 31.5m height, approximate GFA 
11,183m2  

o ‘Tower B’ fronting Berry Road, maximum 9 storeys / 31.5m height, approximate GFA 9,282m2  

 Three (3) levels of basement car parking 

 Open space through the middle of the site (‘green spine’), and7 

 An east-west through site pedestrian link at the northern end of the site.   

The proposal seeks development approval for the proposed building envelopes (footprint, height and setbacks) 
and design concept only and does not provide for any construction works.  The detailed design of the 
development will be subject to a further development application. 

The design report with accompanying architectural drawings at Appendix 2 prepared by Koichi Takada 
Architects provides a full description of the proposal. 
 

 
Figure 6: Indicative design looking north west on River Road (Source: Ivolve Studios, March 2019)  
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Figure 7: Indicative design looking south east on Berry Road showing through site link and proposed pocket park (Source: Ivolve 

Studios, March 2019)  

 

The design philosophy on which the proposal is based, as outlined by the architects Koichi Takada Architects is 
as follows: 

Koichi Takada Architects focus on delivering a personalised response to the St Leonards South precinct, 
providing a design that relates to the local context and enhances the new proposed streetscape. The design 
celebrates clean lines and simplicity of composition while connecting the community and residents to the 
natural environment. 

An opportunity is created to strengthen a connection with nature through the ‘green spine’ and public park. 
Open corners to the building and clear glazed balustrades allow the visual bulk to be reduced and to 
showcase the environment surrounding. 

The building terraces from 10 storeys to the North, down to 4 storeys to the south, fronting River Road, to 
provide a softer and sensitive transition to the residential properties opposite River Road. These terraces 
are further softened by the addition of greenery to the edges, to blend with the existing tree canopy of the 
Lane Cove area.  

A recess within the building form heightens the sense of procession and arrival while assisting in dissolving 
the building’s scale and mass. The residential entries are accentuated to both Berry Road and Holdsworth 
Avenue, creating a sense of procession and arrival, emphasised through a series of timber look vertical 
battening. 

Tapering of the slab edges create an almost seamless transition from the interior to the natural surrounds. 
The material palette is inspired by the hues and textures of the area including the beauty of the local 
sandstone, and large tree canopies that adorn the streets. 

Ground Floor 

The ground level has been designed to make visible and attractive entries to the building. The entries are 
well lit, naturally during the day from both the front and rear, and will have security surveillance and 
intercoms to identify visitors to the building complex. Access to the basement car parking along the 
proposed road will be secured by means of a roller shutter at all times. 

The typical apartments above have balconies along the entire perimeter that allow a level of casual 
surveillance of the surrounding public walkways. Suitable lighting will be nominated in a subsequent DA. 
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Direct access to the lift and stair from the carpark allows residents to drive and enter through a completely 
secured means. 

Rooftop 

The proposed roof gardens provide benefits to the building performance through cooling the external 
structure, and will contribute positively to the biodiversity of St Leonards South. 

In accordance with the 2017 St Leonards South Landscape Master Plan, the rooftop gardens will be 
accessible by all residents via the lifts/stairs. They will include a mix of paved, decked, turfed areas for 
usability, and planted areas for amenity. 

 

 
Figure 8: Indicative design - view of pedestrian ink (Source: Ivolve Studios, March 2019) 

 
Figure 8: Indicative design – open corner balconies (Source: Ivolve Studios, March 2019) 
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Figure 9: Concept Plan – North Elevation (Source: Koichi Takada Architects, March 2019)  

 
Figure 10: Concept Plan – East Elevation (Source:  Koichi Takada Architects, March 2019)  

4.2 Building envelopes / site yield 

As part of the Concept Plan, consent is sought for two building envelopes which provide for an overall yield of 
232 dwellings (total gross floor area (GFA) of approximately 20,985m2) to be accommodated on the site through 
a future strata subdivision arrangement.  This yield is an approximate maximum for the site however the future 
final yield will be determined through further design development. 
 
The proposed building envelopes have been designed in accordance with Council’s draft controls for the area 
and to ensure a variety of apartment sizes can be accommodated consistent with the requirements of State 
Environmental Planning Policy 65 – Design Quality of Residential Apartment Development and the Apartment 
Design Guide (refer Design Verification Statement at Appendix 2).   
 
Tower A fronting Holdsworth Avenue has a maximum height of 10 storeys (31.5m) and approximate GFA of 
11,183m2. Tower B fronting Berry Road provides for a maximum height of 9 storeys (31m) and approximate GFA 
9,282m2.   
 
Both Towers A and B are proposed to have a 4 storey street wall height fronting River Road progressively 
stepping up the site to the north.  The four storey building form fronting River Road is intended to provide an 
appropriate transition to lower scale residential development to the south and to minimise potential 
overshadowing. The buildings step up the site to the north with the highest point (10 storeys) being in the north 
east.  Tower A steps from 4 to 5, 8 and then 9 storeys while Tower B steps from 4 storeys to 5, 9 and 10 storeys.  
The buildings do not step in an east west direction with street wall heights being determined by the north south 
site stepping.   
 
The buildings are setback 4m from Berry Road and Holdsworth Avenue frontages and a minimum of 9m from the 
site boundary to the north (accommodating a 6m wide public pedestrian link).  An average setback from River 
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Road of 10m is also provided for.  A separation distance of 24m between Towers A and B is also accommodated 
with this area forming the ‘green spine’ and deep soil zone that runs through the site in a north south direction 
mid-block. 

4.3 Basement car parking 

The proposal provides for three (3) levels of basement car parking comprising approximately 327 car spaces 
(280 for residents including 19 accessible spaces and 47 for visitors including 1 accessible space) and 22 motor 
cycle parking spaces with access to be provided via a single entry / exit off Berry Road.  The basement will also 
accommodate loading and servicing areas as well as bicycle parking (59 spaces for residents and 24 racks for 
visitors). The location of the access driveway on Berry Road is required having regard to the site slope. A 
separate entry to the north of the car park entry is also proposed for loading and service vehicles. 

4.4 Landscape and Open space 

The proposal includes high quality public domain and landscape areas in the form of a central connecting green 
spine which extends through the centre of the site to realise Council’s vision for the area and to retain the leafy 
character of the area, street tree planting and roof top gardens. It will also include an extensive landscaped 
setback on the River Road frontage to provide a suitable transition from the development to low scale residential 
development across River Road to the south.  Landscaping is proposed to comprise approximately 55% of the 
site area with 10.5% comprising deep soil.  A minimum soil depth of 1.5m is provided above the basement in the 
green spine area to ensure sufficient soil depth for large trees in excess of standard requirements. 

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 the St Leonards South areas shifts from an open woodland at its ridge (Pacific 
Highway) and transitions into a wet, gully landscape (Smoothey Park/ Berrys Creek). By reflecting this 
transition of landscape, we create an inspiring and contextually rich landscape character to the St 
Leonards South residential development.  
 
As the land falls from the ridge top (St Leonards town centre) towards the gully (Berrys Creek), the 
geology changes from Wianamatta shale to Hawkesbury sandstone. These different geologies inform a 
change in micro-climates and vegetation communities that is reflected in the landscape planting design 
(see Indicative Planting Palette). 
 
A distinct palette and arrangement of materials and planting within the 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. 
 
Planting Design 
 
The planting design for St Leonards South aims to reflect local woodland and open forest, and low lying 
planting along the escarpments of the Lane Cove River. These planting typologies reflect the 
surrounding local character and provide visual and ecological continuity. 
 
The selected plant palette is based on solar access, low water use, hardiness to local climatic 
conditions, of low height and high canopies to maintain sightlines, and colour and seasonal variation 
through flowers/ foliage. 
 
The indicative planting list is provided as a guide to the design intent and character of planting that will 
be provided. 
 
Existing Trees 
 
As part of the detailed development approval submissions for West and East Quarters, an arborist 
assessment will be prepared to identify trees to be retained or removed. Tree preservation and 
protection measures will comply with Australian Standards and Lane Cove DCP Part J Landscaping 
requirements. 
 

The concept landscape plan is illustrated in Figures 11 and 12 below and provided at Appendix 3.   
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Figure 11: Landscape Concept Plan – Ground Plan (Source: Site Plan, Aspect Studios, March 2019)  

 
Figure 12: Landscape Concept Plan – Rooftop Terrace (Source: Site Plan, Aspect Studios, March 2019)  

4.5 Vehicular and Pedestrian access 

The Concept Plan provides for development to be accessed off two new crossovers off Berry Road at the eastern 
boundary of the site.  The vehicular access to the basement and loading dock is required to be located off Berry 
Road given site slope and given the proposed new pocket park to be constructed at the southern termination of 
Holdsworth Avenue on the site’s eastern frontage. 

The proposal incorporates a new 6m wide east west pedestrian / cycle path at the northern edge of the site 
connecting Holdsworth Avenue and Berry Road.  The new pathway connects in to the pedestrian / cycle network 
planned by Council and will ultimately connect the area to the east to the new Crows Nest Metro Station and to 
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5. STRATEGIC AND STATUTORY CONTEXT 

5.1   Strategic planning policies 

5.1.1 Greater Sydney Region Plan - A Metropolis of Three Cities 

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 and more specifically within the North District.  

The St Leonards area forms part of the eastern economic corridor and St Leonards Strategic Centre and Health 
and Education Precinct.  The Plan identifies the vision of the Eastern Harbour City as being a City that is well 
established, well serviced and highly access ble 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 the Plan notes as 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. 

A housing target is set out in the Plan for the North District of 25,950 dwellings in the 5-year period 2016-2021 
and 92,000 in the 20-year period 2016-2036.  The St Leonards / Crows Nest area is identified in the Plan as an 
urban renewal area.  Accordingly, it is intended to contribute to the achievement of the stated dwelling targets. 

The proposed development is consistent with the Greater Sydney Region Plan, in particular “Housing the city” 
Objective 10 Greater housing supply and Objective 11 Housing is more diverse and affordable.  The Plan 
recognises that providing ongoing housing supply and a range of housing types in the right locations will create 
more liveable neighbourhoods and support Greater Sydney’s growing population.  Further, the Plan states that it 
is important that the supply of housing delivers the type of housing that communities and places need as they 
grow and change. Homes need to respond to people’s changing needs as they transition through different stages 
of life. A diversity of housing types, sizes and price points can help improve affordability. Increasing the supply of 
housing that is of universal design and adaptable to people’s changing needs as they age is also increasingly 
important across Greater Sydney. 

The proposed development provides increased housing supply and contributes to a liveable neighbourhood by 
providing housing in close proximity to public transport, shops and walking and cycling options.  It provides for the 
supply of approximately 232 new dwellings in the form of transit-oriented development within walking distance of 
the St Leonards Station, new Crows Nest Metro Station and Wollstonecraft 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. 

The proposed development can incorporate universal design and adaptability features and a range of unit sizes 
detailed of which will be provided at the detailed DA stage.   

The Concept Plan is therefore consistent with the relevant objectives, targets and strategies of A Metropolis of 
Three Cities. 

5.1.2 North District Plan 

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 
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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 is consistent with the North District Plan, in particular Planning Priority N5 Providing housing 
supply, choice and affordability, with access to jobs, services and public transport which gives effect to Objective 
10 and 11 of the Greater Sydney Region Plan.  

The proposal will provide housing close to public transport and employment in support of the 30 minute city 
concept promoted by the Greater Sydney Commission and is consistent with relevant directions and actions 
outlined in the North District Plan.  The proposed development will contribute approximately 232 new dwellings in 
the Lane Cove area, in a highly accessible location near to public transport.  
 
The Concept Plan is therefore consistent with the North District Plan. 

5.2 Draft strategic planning policies 

5.2.1 St Leonards and Crows Nest 2036 (Draft Plan) 

Following designation of St Leonards / Crows Nest as a planned precinct, the St Leonards and Crows Nest 2036 
Draft Plan was released by the Department for public comment in October 2018.  The Plan covers three Council 
areas (North Sydney, Willoughby, Lane Cove) and includes the suburbs of St Leonards, Greenwich, Naremburn, 
Wollstonecraft, Crows Nest and Artarmon, encompassing the St Leonards railway station, new Crows Nest Metro 
Station (under construction) and the St Leonards South area. 

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.  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 subject to a Planning 
proposal supported by Council and adopts the provisions recommended within Council’s PP25.  The Plan 
recommends that Council’s planning proposal be referred to an independent panel for review to ensure 
consistency with conditions of the Gateway determination and the Draft Plan. 

The draft Plan was placed on public exhibition from 18 October 2018 to 8 February 2019.  As the plan has been 
exhibited it is appropriate that it be afforded a degree of weight when considering the subject development 
application. 

Consideration of the proposed development against the key aspects of the Plan is provided below, namely: 

 Vision 

 Area wide design principles 

 Design criteria 

 Implementing the plan – actions and proposed planning controls, and 

 Site specific design principles in ‘St Leonards South Planning Proposal’. 
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5.3 Local strategic plans 

5.3.1 St Leonards South Masterplan 

The St Leonards South redevelopment area has long been earmarked for redevelopment with the process to 
rezone the land formally commencing in mid 2012 when Lane Cove Council resolved to undertake a master 
planning process for a 20ha precinct in St Leonards bounded by the Pacific Highway to the north, the railway line 
to the east, River Road to the south and Greenwich Road to the west.  

Following initial work, the project progressed to the preparation of the Draft St Leonards South Masterplan by 
Annand Associates Urban Design in December 2014.  The objective of the Masterplan was to recommend a 
development strategy for the Precinct which was identified as being within immediate proximity of St Leonards 
Station and suitable for increased density. The study noted that “Council foresaw a need to prepare for future 
growth pressures and work within its community to ensure any future development has regard to infrastructure 
capacity, the need for controlled growth (timing, zoning, heights) and improved amenity for both existing and new 
residents.” 

The Draft St Leonards South Masterplan concluded that “it is undeniable that the St Leonards South Precinct will 
over time be required to support increased density particularly in close proximity to the railway station.” The 
masterplan considered a range of development options for the precinct and recommended a vision for its future 
development which would ensure that: 

“New and diverse housing opportunities will emerge in St Leonards South and be supported by 
convenience shopping, cafes, bars, entertainment venues and community facilities in a high quality 
environment served by excellent public transport and high levels of walking and cycling accessibility, 
thus creating a desirable place for cosmopolitan urban living.” 

The masterplan recommended that the future development of the precinct be based on the principles of 
Sustainable Urbanism, Transit-Oriented Development and the stated St Leonards South Precinct Planning 
Principles and Standards. 

Following on from the Masterplan, Council prepared a more detailed landscape master plan to identify 
appropriate built form outcome and guidelines and a series of draft planning controls to implement the master 
plan recommendations including maximum heights, FSRs and site amalgamations.  These documents provided 
for the rezoning of the subject land to R4 High Density Residential, with a maximum FSR of 2.75:1 and varying 
maximum heights.   

The Greaton initiated Planning Proposal, upon which this application relies is in accordance with and is entirely 
consistent with these recommendations (albeit with minor increase in maximum height for ‘Tower A’ to be located 
on the eastern part of the site from recommended 31m to 32m).  It is therefore the direct result of Council’s 
strategic planning process which led up to Council’s PP25 (refer to section 2.1 above). 

5.4 Environment Protection and Biodiversity Conservation Act 1999 

The Commonwealth Environment Protection and Biodiversity Conservation Act 1999 applies to the subject site. 
This Act requires approval from the Federal Minister for the Environment to carry out a 'controlled action' where it 
is l kely to have a significant impact on a ‘matter of national environmental significance’. Matters of National 
Environmental Significance include among other matters world heritage properties, national heritage properties, 
listed threatened species, ecological communities and migratory species. 

There are no known matters of National Environmental Significance occurring on or in the vicinity. Therefore, 
referral of the application to the Commonwealth Minister for the Environment, to determine if it is a ‘controlled 
action’, is not required. 

5.5 Environmental Planning and Assessment Act 1979 

5.5.1 Section 1.3 of the EP&A Act - Objects 

The objects of the EP&A Act are listed in section 1.3 of the Act as follows: 

(a)   to promote the social and economic welfare of the community and a better environment by the 
proper management, development and conservation of the State’s natural and other resources, 

(b)   to facilitate ecologically sustainable development by integrating relevant economic, environmental 
and social considerations in decision-making about environmental planning and assessment, 
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5.7 Environmental planning instruments 

5.7.1 State Environmental Planning Policy (State and Regional Development) 2011 

Part 4 and Schedule 7 of the State Environmental Planning Policy (State and Regional Development) 2011 (State 
and Regional Development SEPP) nominates certain forms of development as “regionally significant” and 
provides that the relevant regional panel is the consent authority for that development application. 

As this proposal has a capital investment value of more than $30 million ($114.2 million), it is classified as 
regionally significant development.  The Sydney North Planning Panel is therefore the consent authority for the 
subject application. 

5.7.2 State Environmental Planning Policy (Infrastructure) 2007 

State Environmental Planning Policy (Infrastructure) 2007 (Infrastructure SEPP) provides the statutory planning 
framework for the delivery of government infrastructure and services across NSW. 

Clause 104 and Schedule 3 of the Infrastructure SEPP set out those traffic generating developments that must 
be referred to the Roads and Maritime Service (RMS).  As the proposed development provides for more than 200 
car parking spaces, the development will need to be referred to RMS under this provision. 

A traffic impact assessment (Appendix 4) is provided with the development application which demonstrates that 
the proposed development will not result in more than minor adverse impacts in terms of traffic and / or parking. 

5.7.3 State Environmental Planning Policy No. 55 – Remediation of Land 

State Environmental Planning Policy 55 – Remediation of Land (SEPP 55) provides a State-wide planning 
approach to the remediation of contaminated land by requiring the consideration of whether the land is 
contaminated and, if it is contaminated, whether it can be made suitable for the proposed purpose. 

The site is suitable for the proposed residential use, being zoned for and currently used for residential purposes.  
There is no known contamination on the site.  The specific requirements of SEPP 55 will be addressed at the 
detailed development application stage. 

5.7.4 State Environmental Planning Policy (Vegetation in Non-Rural Areas) 2017 

State Environmental Planning Policy (Vegetation in Non-Rural Areas) 2017 (Vegetation SEPP) aims to protect 
the biodiversity values of trees and other vegetation, and associated amenity values, by regulating the clearing of 
native vegetation on urban land and land zoned for environmental conservation/management that does not 
require development consent. 

The specific requirements of the Vegetation SEPP will be addressed at the detailed development application 
stage as relevant. 

5.7.5 State Environmental Planning Policy No. 65 – Design Quality of Residential Apartment 
Development 

State Environmental Planning Policy No. 65 – Design Quality of Residential Apartment Development (SEPP 65) 
states that a consent authority is to give consideration to the design quality principles outlined in the SEPP and 
the Apartment Design Guide (ADG) in determining a development application for a residential flat building. 

Whilst the objective of the concept plan is not to provide a detailed design, overarching design matters such as 
height, FSR, setbacks, access and solar access have been considered in determining appropriate building 
envelopes 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, solar access and natural ventilation for residential flat buildings. 
 
A Design Verification Statement has been prepared by Koichi Takada Architects (Appendix 2) which includes an 
assessment of the Concept Plan against the design quality principles of SEPP 65 which is provided at Table 6 
below. 
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5.8 Draft environmental planning instruments 

5.8.1 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 the 
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 in section 5.7.7, 
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 not therefore 
have any implications for the subject site or development application. 

5.8.2 Draft Local Environmental Plan 

St Leonards South Planning Proposal 

The ‘St Leonards South Planning Proposal’ (PP25) is a Council initiated planning proposal which seeks to amend 
the Lane Cove Local Environmental Plan 2009 in respect of zoning, floor space ratio, lot size and height of 
buildings controls for the St Leonards South Precinct in accordance with the St Leonards South Masterplan. 

The planning proposal was exhibited from 30 October 2017 to 5 January 2018, and included a Draft 
Development Control Plan, Draft Landscape Masterplan and Draft Section 94 Plan. 

The Greaton initiated planning proposal, on which this application relies, is generally consistent with Council’s 
exhibited planning proposal for St Leonards South (PP25) as it applies to the subject site. 

5.9 Other Polices and Plans 

Lane Cove Development Control Plan 2010 

The Lane Cove Development Control Plan 2010 is the relevant DCP which technically applies to the subject 
application.  Compliance with the relevant controls in the Lane Cove Development Control Plan 2010 is 
summarised at Appendix 5. The assessment demonstrates that the proposal is generally consistent with the 
relevant objectives and provisions of the DCP. 

Draft St Leonards South Development Control Plan 

The Draft St Leonards South Development Control Plan was exhibited with the Council initiated planning 
proposal PP25 (refer section 5.8.2) from 30 October 2017 to 5 January 2018. 

In accordance with section 4.15 of the EP&A Act, a draft DCP is not a matter against which a development 
application must be considered.  However, the planning proposal submitted concurrent with this concept 
development application, and upon which it relies, seeks to insert a new clause in Part 6 ‘Additional local 
provisions’ of the LCLEP 2009 which requires that development consent must not be granted on land to which 
the clause applies 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.  This is to ensure 
that development is undertaken in accordance with the Draft DCP which sets in place Urban Design Guidelines 
to facilitate Council’s vision for St Leonards South. 

An assessment of the compliance of the proposed development against the relevant controls in the Draft St 
Leonards South Development Control Plan is provided at Appendix 6. 

The design report and architectural drawings prepared by Koichi Takada Architects (Appendix 2) include 
building envelopes for the site which are generally consistent with the guidelines set out in the Draft DCP.  The 
envelopes however vary from those proposed in Council’s Draft DCP in the following minor respects as identified 
in the Draft DCP Compliance Table at Appendix 6:   
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 Change to site amalgamation pattern 

 Change to location of east west pedestrian link to align with new east west link road and property boundary 

 Variation to setbacks from River Road at upper levels  

 Change to height in number of storeys only (maximum height in metres complied with), and 

 Change to depth of green spine (min. 1.5m soil depth proposed) where basement beneath and less than 
50% of green spine to be deep soil. 

The Compliance Table includes an outline of the design rationale and justification for the proposed variations.  In 
summary the variations 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 have been based.  The 
planning proposal recommends that necessary amendments to the Draft DCP be made post any Gateway 
determination.  

Lane Cove Section 94 Contribution Plan 

The Lane Cove Section 94 Contribution Plan applies to the subject site.  This application does not seek consent 
for any physical development and is therefore not subject to any Section 94 (now section 7.11) contr butions. A 
subsequent detailed development application will be submitted to enable development of the site.  Section 94 
contributions would be required as part of any consent to such an application. 

However, it should be noted that the applicant proposes a Voluntary Planning Agreement (VPA) (Appendix 7) 
which proposes to, amongst other matters, offset the construction of the new east pedestrian through site link 
against required contributions. 
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Built form is aligned to the edges of a permeable grid of sites to create a leg ble and clear high-density urban 
development with a well-defined public realm.  

Building massing, scale and setbacks combine to provide good solar access and opportunities for natural cross 
ventilation for apartments within the future development.  The site has been planned to address the perimeter of 
the block to overlook streets, the green spine, public spaces and pedestrian links.  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. 

6.3.1 Height and floor space ratio 

The subject application relies on the proposed amendment of the LCLEP 2009 in accordance with a planning 
proposal which is to be lodged concurrently with this development application.  The planning proposal seeks to 
amend the maximum height controls that apply to the subject site to 2.5m (green spine and east west through 
site link to the north of the site), 31m fronting Berry Road, 32m fronting Holdsworth Avenue and 15m fronting 
River Road.  Further is seeks to amend the maximum floor space ratio (FSR) that applies to the subject site to 
2.75:1 consistent with Council’s proposed planning controls for the area. 

Building envelopes are shown on the architectural plans (Appendix 2) which illustrate that future development 
can meet the height and floor space ratio controls. 

6.3.2 Setbacks 

Setbacks are varied in response to context, typology and amenity.  An average setback of 10m setback (min. 5m 
– max. 15m) is proposed at ground level on the River Road frontage with additional setbacks above Level 4.  
This proposed setback is generally consistent with Council’s DCP requirement however it is noted that a 
minimum setback of 10m is proposed under the Draft DCP rather than an ‘average’.  Given the alignment of the 
roadway it is considered that an average setback should be provided to ensure a legible frontage to River Road. 
The proposed setback will ensure an appropriate transition to the existing low scale residential dwellings to the 
south and will provide a human scale to the street. A high quality landscape treatment is also proposed. 

Other ground level setbacks comply with Council’s Draft DCP requirements (4m setback to Berry Road and 
Holdsworth Avenue).  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.  Upper levels are generally only 
proposed to be further setback from the south as the buildings step down the site.  At the northern edge of the 
site a 9m setback is proposed from the site boundary which comprises 6m for the proposed new through site link 
and a 3m setback from the edge of the link. 

In terms of building form, the Draft DCP setbacks would require a ‘wedding cake’ form with increasing setbacks 
from all boundaries as heights increase. This built form typology is considered to be sub-optimal and would not 
meet other SEPP 65 or design excellence requirements.  The alternate setbacks proposed will ensure an 
appropriate street wall height and transition to low scale dwellings to the south.  The built form will break down 
the bulk and scale of the building utilising architectural treatments including articulation and appropriate materials 
and finishes to ensure buildings that integrate with their setting and the landscape. The ultimate form of the 
building will be assessed at the detailed DA stage however the proposed envelopes are considered appropriate 
in the circumstance. 
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The proposal includes high quality public domain and landscape areas in the form of a connecting green spine 
which extends through the centre of the site to realise Council’s vision for the area and to retain the leafy 
character of the area.  It will also include an extensive landscaped setback on the River Road frontage to provide 
a suitable transition from the development to low scale residential to the south.  Landscaping is proposed to 
comprise approximately 55% of the site area with 10.5% of this comprising deep soil (32% of the green spine 
area).  A minimum soil depth of 1.5m is also provided above the basement in the green spine area to ensure 
sufficient soil depth for large trees in excess of standard requirements. 

A public through site link is proposed at the northern edge of the site with a minimum width of 6m adjacent to the 
site boundary and a further setback of 3m to the adjacent building alignments.  This through site link has been 
moved northward of Council’s preferred location in order to be located adjacent to the site boundary but also to 
align with the new east west link road to be constructed by Greaton as part of development of its East Quarter 
site (subject to a separate DA previously lodged with Council). To ensure a seamless pedestrian connection to 
the pocket park proposed to the east of the site (at the termination of Holdsworth Avenue) it also proposed that 
the park be extended further northward to connect up to the through site link.  The proposed through site link will 
comprise a pedestrian path and separate cycleway with landscape plantings as illustrated on the landscape plans 
at Appendix 3.   

6.7 Traffic and transport 

A Traffic and Transport Assessment (TTA) has been prepared by SCT Consulting and is provided in Appendix 4. 
The TIA considers the potential traffic and parking impacts which may occur as a result of this proposal, as 
outlined below. 

6.7.1 Vehicular access 

The St Leonards South Daft DCP proposes that car park accesses to development sites should be off Park 
Road, Berry Road and Holdsworth Avenue. Given the site is bounded by the proposed pedestrian link in the 
north, River Road in the south and a proposed park in the east extended from Holdsworth Avenue, the only 
available side for access will be on the west where the proposed park does not fully block out the site, i.e. Berry 
Road extends by around 45m within the site area. Thus, a car park and loading dock access is proposed on the 
western side. There are a number of benefits to this approach:  

 Minimised impact from the car park entrance on existing street parking, resulting in less on-street parking 
spaces reduction;  

 The Cul-de-sac of Berry Road generates little through traffic, ensuring good access efficiency for 
development traffic;  

 Nil impact on the proposed park to ensure good pedestrian friendly environment; and  

 Reduced impact on existing trees. 

6.7.2 Car park and loading access 

A review of the car park has been undertaken according to AS2890.1. The car park as proposed conforms to the 
standard. The provision of over 300 car parking spaces requires adopting category no. 3 of the access driveway 
width requirement in AS2890, i.e. entry width= 6m and exit width = 4-6m. Separation of driveways can range from 
1 to 3m. This would result in a minimum width of 10m so that a configuration of 2 entry lane + 1 exit lane can be 
provided. However:  

 The location of the car access is at the end of a non-through road, so very little traffic is expected. This 
means that there are likely to be very few opposing movements when exiting or entering the car park so that 
delays would be less than that anticipated by the standard; and  

 The capacity for entry point and exit point are 400 veh/ hour/ lane and 300 veh/ hour/ lane, respectively, 
which are higher than the overall residential parking capacity, meaning one lane per direction should satisfy 
the peak hour demand.  

The gradient for main part of the straight ramp is calculated as 25% with grade change transitions of 2m (12.5%) 
at both ends, which is technically compliant. However, 25% is the maximum gradient permissible. The design has 
tolerance to be extended in length by up to 500mm if required. 

Access for waste vehicles is provided separated from the car park access on Berry Road, with one bay provided. 
The waste handling will be served by a turntable to replace the vehicle’s turning manoeuvre. 
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6.7.3 Traffic generation 

Previous consultation undertaken between Lane Cove Council and Roads and Maritime Services resulted in a 
request from Roads and Maritime Services (4 January 2016) to use the rate of 0.14 vehicle trips per dwelling in 
the AM peak and 0.07 vehicle trips per dwelling in the PM peak.  

Based on this rate, the total scale of traffic impacts for the proposed development is less than 35 vehicles per 
hour in both peak periods. Given the scale of other growth in the area, this Concept DA represents 10% of the 
anticipated St Leonards South potential uplift and an even smaller proportion of the total uplift anticipated by the 
Land Use and Infrastructure Implementation Plan.  

The distr bution of this demand is expected to be:  

 10-25 additional peak hour trips on Pacific Highway; and  

 10-20 additional peak hour trips on River Road.  

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 and the 
network had the capacity to address the total proposed uplift of 2,400 additional dwellings that comprise St 
Leonards South. 

6.7.4 Parking provision 

Guidance on parking rates in a number of relevant state and local planning frameworks as well as RMS Guide to 
Traffic Generating Developments could be applied to estimate likely parking provision for the site.  The guidelines 
considered appropriate for review are the Roads and Maritime Guidelines and the Lane Cove DCP (2011) rates. 

Transit-oriented developments must aim to adopt car parking rates that provide a balance between meeting car 
parking demand whilst encouraging sustainable and active transport by residents. New developments are 
encouraged to minimise car parking provision and demonstrate the inclusion of transport alternatives or 
strategies to discourage private motor vehicle use. 

A comparison of the relevant parking rates applicable to the proposed development are provided in the TTA, as 
shown in Figure 15 below. 

 
Figure 15: Car parking requirements (Source: TTA, Table 4-1) 

 

State Environmental Planning Policy No 65 - Design Quality of Residential Apartment Development (SEPP 65) 
and the Apartment Design Guide state that: 

“Car parking is provided based on proximity to public transport in metropolitan Sydney and centres in 
regional areas” 

“For development on sites that are within 800m of a railway station or light rail stop in the Sydney 
Metropolitan Area the minimum car parking requirement for residents and visitors is set out in the Guide 
to Traffic Generating Developments, or the car parking requirement prescribed by the relevant council, 
whichever is less” 

The location of the East Quarter site is more than 400m from St Leonards train station but within 800m for all 
parts of the development. Therefore, the rate for Lane Cove Council DCP – St Leonards Centre would not be 
strictly applicable. 
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Neither the Apartment Design Guide nor the Guide to Traffic Generating Developments provide any explanation 
as to the selection of which of rates for Metro Regional CBD Centres or Metro Sub-Regional CBD Centres would 
apply. It is assumed therefore that the Metro Sub-Regional CBD Centres rate would apply given the access to 
surrounding good public transport options. 

The Roads and RMS Guidelines for Metro Sub-Regional CBD Centres as well as the St Leonards Centre as part 
of the Lane Cove Council DCP are considered appropriate when determining the required number of parking 
spaces.  

It is proposed that the parking rate would be set to 1.2 dedicated parking spaces per dwelling plus 0.2 additional 
spaces for visitor car parking. This complies with the requirements of the Apartment Design Guide and 
associated reference to Roads and Maritime car parking rates, which are minimums. 

The rate of provision of motorcycle spaces under the Lane Cove Council DCP is 1 space per 15 car spaces for all 
types of development.  Relevant bicycle parking provisions are 1 space per 4 dwellings for residents; and 1 rack 
+ 1 rack per 10 dwellings for visitors. 

Accordingly, the Concept Plan provides for basement car parking to accommodate (subject to detailed design) 
the following: 

 280 residential car parking spaces (including 19 accessible) 

 47 visitor spaces (including 1 accessible) 

 22 motorcycle spaces, and 

 59 bicycle parking spaces for residents and 24 bicycle racks for visitors. 

Reduced car parking provision beyond the Lane Cove Council DCP as mandated by legislation will encourage a 
balance between meeting car parking demand whilst encouraging sustainable and active transport by residents. 
The car parking needs of future residents can still be met through several flexible and sustainable parking 
management measures / options such as: 

 Decoupled parking, shared vehicles parking to accommodate parking needs of all residents. 

 No dedicated parking space for small (1-bedroom) apartments to increase housing affordability. Car travel 
needs can be addressed via carpooling and / or using shared vehicles. 

 Parking spaces dedicated to electric vehicles, with charging stations. 

 Parking spaces dedicated to car share scheme and community car-share vehicles, both on-street and 
incorporated in easily-accessed public car parks. 

6.7.5 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 East Quarter development would create an additional 159 trips predicted during 
the AM peak, and 80 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. 

6.7.6 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 208 during the AM peak period and 105 
during the PM peak period, which are relatively small figures. Therefore, the number of trips generated by the 
Greaton East Quarter development during the peak periods is at a level able to be accommodated by the existing 
and planned services. 

6.7.7 Travel demand management measures 

Sustainable transport and Travel Demand Management (TDM) strategies involve the application of policies, 
objectives, measures and targets to influence travel behaviour, to encourage uptake of sustainable forms of 
transport, i.e. non-car modes, wherever possible. TDM measures have proven to reduce congestion created by 
growth within urban areas and unlock urban renewal opportunities. They result in travel behaviour that uses less 
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road space than a single occupant vehicle commute and takes advantage of spare transport capacity outside the 
morning and afternoon peaks. 

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

 Reduce travel; 
 Re-mode (consideration of travel via alternative modes); 
 Re-time (consideration of travel at alternative times); and 
 Re-route. 

Greaton set up a framework for a more sustainable travel, which has been used as a key principle of planning for 
the development. A Travel Plan should be developed by future developers and monitored by strata management 
for the Norwest Station Precinct community to deliver best practice travel programs and initiatives to manage 
travel demand for a transit-oriented development. Key initiatives and measures of Travel Demand Management 
Strategies should be further developed into a Travel Plan to: 

 Reduce the need to travel 
o Planning of the wider St Leonards Crows Nest Precinct as a mixed use community to maximise trip 

containment within the precinct and encourage use of active transport (walking and cycling) for 
short trips. 

 Re-think the mode of travel 
o Walking and cycling: 

 A highly permeable and safe pedestrian network throughout the development. 
 Dedicated cycle routes that connect to the regional routes and major transport hubs. 
 Key design principles to integrate walking and cycling network and facilities into the 

planning and delivery of the development. 
 High quality, safe and accessible end-of-trip facilities (centralised cycle hubs that are 

integrated within development at convenient locations, on-street secure bicycle storage 
located conveniently at end of cycle destinations, parking hubs for shared bikes, lockers 
and showers). 

 Promotion of bicycle initiatives – NSW bicycle week, cycle to work day, free bike check-up 
events. 

 Establishment of a Bicycle User / Consultation Group. 
o Public transport: 

 Provision of frequent public transport services to establish a non-car travel behaviour. 
 Good quality public transport stops in the vicinity of the development. 
 Tailored information with clear mapping and walking catchments at public transport stops. 
 Provision of public transport information from home via television channel or community 

app. 
o Parking measures to encourage alternative modes of travel: 

 Reduced parking rates with flexibility in parking arrangements such as shared parking 
between non-conflicting uses, shared vehicles parking and / or carpooling to 
accommodate parking needs of all employees. 

 Parking spaces dedicated to electric vehicles, with charging stations. 
 Parking spaces dedicated to car share scheme and community car-share vehicles, both 

on-street and incorporated in easily-accessed public car parks. 
o Development and use of carpooling app for the wider precinct and community. 

 Re-time and Re-route journeys: 
o Development of specific community app / community engagement program to enable changing 

travel behaviour which includes: 
 Active and public transport maps 
 Personalised journey planner 
 Notifications to latest travel information 
 Shared vehicles information 
 Car-pooling opportunities 
 Other precinct-related information 

o Real-time information embedded into development and public transport stops. 
o Employers to promote and encourage flexible working hours and arrangements. 
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While it is important to develop a Travel Plan that is aimed at managing travel demand and reducing reliance on 
car travel, it is more important to monitor and evaluate the effectiveness of individual measures and the need to 
adjust the measures. The planning and implementation of a targeted Travel Plan with the above green travel 
initiatives / principles could support the delivery of a transit-oriented development at St Leonards South that 
provides significant opportunities for alternative travel options and reduces the need for car travel. 

6.8 Groundwater 

Geo-logix has undertaken bore testing to determine the onsite groundwater levels within the site and specifically 
to determine whether the future basement construction will intercept the groundwater on site. The preliminary 
groundwater level investigation at Appendix 8 indicates that the groundwater on site is at a level whereby the 
proposed basement construction will intercept the aquifer.  

The report notes that the results of the investigation are necessarily limited as access was only available to two 
site areas and that groundwater depth is expected to vary across the site due to differences in topography and 
infiltration.  In particular it notes that a groundwater discontinuity is expected between the portion of the site 
between Berry Road and Holdsworth Avenue and the lower elevation site area along River Road. Once further 
access to the site is available, additional groundwater investigation including installation of a more extensive 
groundwater monitoring network is recommended. Recommended potential areas for investigation include: 

 Installation of two additional wells to 7–8 metres below ground in properties on Berry Rd/Holdsworth Avenue 
and surveying of top of well elevations to determine the phreatic surface and hydraulic gradient of 
groundwater; 

 Installation of three wells in the properties at lower elevation along River Road to determine the phreatic 
surface and hydraulic gradient of onsite groundwater in this area which is expected to be discontinuous from 
the northern portion of site; 

 Groundwater sampling and laboratory analysis may be conducted for dewatering assessment in accordance 
with the Sydney Coastal Councils Groundwater Management Handbook; and 

 Long term monitoring to evaluate seasonal groundwater elevation fluctuations. 

The recommended additional investigations as outlined above will be undertaken as part of the future detailed 
development application.  Notwithstanding the preliminary geotechnical advice concludes that the onsite 
groundwater is not expected to affect constructability of the proposed development within the proposed building 
envelope. Accordingly approval of the envelope below ground is appropriate having regard to groundwater 
considerations. 

6.9 Heritage 

The site is not identified as a heritage item and is not located in a Heritage Conservation Area.  Further the 
proposal is not located within the vicinity of any heritage items.  It is therefore considered that the proposal will 
not result in any adverse impact from a heritage perspective. 

6.10 Flora and fauna 

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 or habitat. 

The future detailed development application for the site will include an assessment of any impact on trees both 
on site and adjacent street trees. 

6.11 Contamination 

The site is currently used for residential purposes and no change of use is proposed.  There is no known 
contamination on site and it is therefore considered that the site is suitable for the proposed residential use. 
Notwithstanding, an initial site investigation report would be submitted at the detailed development application 
stage.  
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degradation. The precautionary principle requires careful evaluation of potential environmental impacts in order to 
avoid, wherever practicable, serious or irreversible damage to the environment. 

This SEE has not identified any serious threat of irrevers ble damage to the environment as a result of the 
proposal and therefore the precautionary principle is not applicable to the proposal. 

6.15.2 Intergenerational equity 

Inter-generational equity seeks to ensure that the health, diversity and productivity of the environment are 
maintained or enhanced for the benefit of future generations.  

The subject site is on an already developed site which will be transformed into a high density residential 
environment which is able to incorporate central open space within the built form environment.  This ‘green spine’ 
will connect to the wider area and enhance the leafy environment of the precinct and associated amenity value. 

6.15.3 Conservation of biological diversity and ecological integrity 

The principle of biological diversity upholds that the conservation of biological diversity and ecological integrity 
should be a fundamental consideration.  

The subject application does not include any physical works.  Regardless, the subject site is on an already 
disturbed area with no known threatened species or habitat and there are not anticipated to be any adverse 
impacts on biological diversity or ecological integrity as a result.  

6.15.4 Improved valuation, pricing and incentive mechanisms 

The principles of improved valuation and pricing of environmental resources requires consideration of all 
environmental resources which may be affected by a proposal, including air, water, land and living things.  

As demonstrated in this SEE, the project will have strong social, economic and environmental benefits.  Detailed 
consideration of environmental impacts and potential sustainability initiatives will be considered as part of the 
future detailed development application. 
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7. OTHER RELEVANT CONSIDERATIONS 

7.1 Site suitability 

The site is considered to be suitable for the proposed development as this assessment demonstrates that it is 
broadly consistent with the relevant planning controls and will not have unacceptable social, economic or 
environmental impacts on the surrounding locality. 

7.2 Submissions 

The proposal will be exhibited in accordance with requirements of the EP&A Act, and in accordance with 
procedures adopted by Lane Cove Council.  Any submissions received can then be considered by Council in the 
determination of the application. 

7.3 Public interest 

The proposal is in the public interest as it will provide additional housing to cater for a growing population in a 
highly accessible location with excellent access to public transport, services and employment.  There are no 
matters which have been identified which indicate that the proposed development would not be in the public 
interest. 
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8. CONCLUSION 

This report constitutes a Statement of Environmental Effects (SEE) and accompanies a Concept Development 
Application lodged under Clause 4.22 of the Environmental Planning and Assessment Act 1979.  The application 
seeks approval for a concept proposal relating to land at 24-34 Berry Road, 23-31 Holdsworth Avenue and 42-46 
River Road, St Leonards South. 

The proposed Concept Plan establishes the parameters for future development of the site and provides a total 
residential yield and building envelope.  Development approval is sought for the proposed building envelopes 
(footprint, height and setbacks) and design concept only and does not provide for any construction works.  The 
detailed design and construction of the development will be subject to a further detailed development application. 

The subject application relies on the amendment of Lane Cove Environmental Plan 2009 in accordance with a 
planning proposal which was lodged with Lane Cove Council on 8 February 2019.  Section 3.39 of the EP&A Act 
states that nothing in the Act prevents “(a) the making of a development application to a consent authority for 
consent to carry out development that may only be carried out if an environmental planning instrument applying 
to the land on which the development is proposed to be carried out is appropriately amended, or (b) the 
consideration by a consent authority of such a development application”. 

The aim of this report has been to: 

 describe the components of the concept proposal 

 discuss the potential environmental effects of the concept proposal 

 draw conclusions as to the significance of any impacts, and 

 make a recommendation to Lane Cove Council as to whether the development application should be 
approved. 

The proposal is consistent with all applicable State Environmental Planning Policies which apply to the site, 
including SEPP 65 and the Apartment Design Guide, as well as the proposed zoning of the site and all relevant 
provisions contained within the Lane Cove Local Environmental Plan 2009.  It is also generally consistent with 
the Lane Cove Development Control Plan 2010 and Draft St Leonards South Development Control Plan. 

In a broader strategic context, the proposed development is consistent with 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), 
Council’s Draft St Leonards South Planning Proposal (Planning Proposal 25) and local strategic plans including 
Council’s Community Strategic Plan: Liveable Lane Cove – Community Strategic Plan 2015 and the Lane Cove 
Sustainability Action Plan 2016-2021. 

The above assessment concludes that there are no significant environmental constraints on the site that preclude 
the proposed development and that the development will not give rise to any significant adverse impacts. 

The proposed Concept Plan represents 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.  It will facilitate 
the delivery of high quality, high density 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.  This is 
in accordance with local and State government policies which have identified the St Leonards South Precinct as 
suitable for higher density residential uses given its proximity to jobs, services and transport infrastructure. 

Having regard to the above assessment it is concluded that the proposed development is appropriate on the site 
and within the locality and should therefore be approved. 
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1.0 Introduction

Overview of the Concept Development Application

The proposed East Quarter Concept Plan comprises the following key elements:

• Two building envelopes, providing a total gross floor area (GFA) of approximately 20,985m2 (floor space ratio 2.75:1) and 
yield of 232 dwellings as follows:

• ‘Tower A’ (east), maximum 10 storeys / 31.5m height, approximate GFA 11,183m2 
• ‘Tower B’ (west), maximum 9 storeys / 31m height, approximate GFA 9,282m2 
• Three (3) levels of basement car parking
• Open space through the middle of the site (‘green spine’), and
• An east-west through-site pedestrian link at the northern end of the site.

The proposal seeks development approval for the proposed building envelopes (footprint, height and setbacks) and design 
concept only and does not provide for any construction works.  The detailed design of the development will be subject to a 
further development application.

Building envelopes / site yield

As part of the Concept Plan, consent is sought for two building envelopes which provide for an overall yield of 232 dwellings 
(total gross floor area (GFA) of approximately 20,985m2) to be accommodated on the site through a future strata subdivision 
arrangement.  This yield is an approximate maximum for the site however the future final yield will be determined through 
further design development.

The proposed building envelopes have been designed in accordance with Council’s draft controls for the area and to ensure 
a variety of apartment sizes can be accommodated consistent with the requirements of State Environmental Planning Policy 
65 – Design Quality of Residential Apartment Development and the Apartment Design Guide.  

Tower A to the east of the site has a maximum height of 10 storeys (31.5m) and approximate GFA of 11,183m2. Tower B to 
the west of the site provides for a maximum height of 9 storeys (31m) and approximate GFA 9,282m2.  The proposed towers 
will have a stepped form which reflects the landform.  The building heights will transition from 4 storeys nearest to River Road 
stepping up the slope to a maximum height of 9 and 10 storeys to the north of the site.    

Basement car parking

The proposal provides for three (3) levels of basement car parking comprising approximately 327 car spaces (280 for 
residents including 19 accessible spaces and 47 for visitors including 1 accessible spaces) and 22 motor cycle parking 
spaces with access to be provided via a single entry / exit from Berry Road. The basement will also accomodate bicycle 
parking (59 spaces for residents and 24 racks for visitors). 

Landscape and open space

The proposal includes high quality public domain and landscape areas in the form of a central connecting green spine 
which extends through the centre of the site to realise Council’s vision for the area and to retain the leafy character of the 
neighbourhood, street tree planting and roof top gardens.  Landscaping is proposed to comprise approximately 55% of the 
site area with 32% comprising deep soil (adjacent to River Road frontage).  A minimum soil depth of 1.5m is provided above 
the basement in the green spine area to ensure sufficient soil depth for large trees in excess of standard requirements.
The landscape design intent is as follows:

The landscape design reinforces 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 and 
Lane Cove DCP. It will provide a level of comfort, familiarity for local residents, and a place that will be distinctive and an 
attractive asset to the development and local community. 

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 the St Leonards South areas 
shifts from an open woodland landscape typology at its ridge (Pacific Highway) and transitions into a wet, gully landscape 
(Smoothey Park/Berrys Creek). By reflecting this transition of landscape, we create an inspiring and contextually rich 
landscape character to the St Leonards South residential development.

A distinct palette and arrangement of materials and planting within the 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.

Pedestrian link

The Concept Plan provides for a six metre wide pedestrian link at the northern end of the site, which will provide a pedestrian 
connection from Berry Road to Holdsworth Avenue and will connect to pocket park planned for the southern end of Holdsworth 
Avenue and the planned pedestrian connection further to the east.  The pedestrian link is as planned for in Council’s Planning 
Proposal albeit that it has been relocated to the north of its planned location.  Greaton is proposing to construct and dedicate 
the pedestrian link on Council’s behalf as part of a Voluntary Planning Agreement (VPA) with a credit to be applied to the 
value of the works in kind to its section 7.11 contributions. 
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1.0 Introduction

GREATON LAND HOLDINGS - EAST QUARTER

Site Area    7,643m2

Total GBA    29,3792 
Total GFA    20,985m2

FSR     2.75:1

RESIDENTIAL MIX

1 Bed     70
2 Bed     139
3 Bed     23
 
CARPARKING

Visitor Spaces    47 (1 accessible)
Residential Spaces   280 (19 accessible)
Motorcycle Spaces   22
Residential Bicycle Spaces  59
Visitor Bicycle Spaces   24 racks

LANDSCAPING

Landscaped area   4229m2

Communal Open Space   1024m2 Roof
     2482.6m2 Green Spine

Deep Soil    806m2

VIEW FROM RIVER ROAD LOOKING NORTH WEST
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1.3 Site Photographs

Holdsworth Avenue - South View Holdsworth Avenue - North View

Berry Road - South View Berry Road - North View
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1.4 Natural Context
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DRAFT DCP MASS ENVELOPE PROPOSED MASS ENVELOPE
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VIEW FROM RIVER ROAD LOOKING NORTH WEST

3.0 Design 
Description
Koichi Takada Architects focus on delivering a personalised 
response to the St Leonards South precinct, providing a 
design that relates to the local context and enhances the 
new proposed streetscape. The design celebrates clean 
lines and simplicity of composition while connecting the 
community and residents to the natural environment.

An opportunity is created to strengthen a connection with 
nature through the ‘green spine’ and public park. Open 
corners to the building and clear glazed balustrades 
allow the visual bulk to be reduced and to showcase the 
environment surrounding.

The building terraces from 10 storeys to the North, down 
to 4 storeys to the south, fronting River road, to provide a 
softer and sensitive transition to the residential properties 
opposite. These terraces are further softened by the 
addition of greenery to the edges, to blend with the existing 
tree canopy of the Lane Cove area. 

A recess within the building form heightens the sense of 
procession and arrival while assisting in dissolving the 
building’s scale and mass. The residential entries are 
accentuated to both Berry and Holdsworth Roads, creating 
a sense of procession and arrival, emphasised through a 
series of timber look vertical battening.

Tapering of the slab edges create an almost seamless 
transition from the interior to the natural surrounds. The 
material palette is inspired by the hues and textures of the 
area including the beauty of the local sandstone, and large 
tree canopies that adorn the streets.
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Landscaped 
Entries

VIEW FROM BERRY ROAD
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Pedestrian Link

VIEW FROM BERRY ROAD - PEDESTRIAN LINK
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Pocket Park 
Connection

VIEW FROM RIVER ROAD - CONNECTION TO POCKET PARK
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Open Corners

OPEN CORNER BALCONIES
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Rooftop Precedents
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Green Terraced 
Roofs

CASCADING GREEN FROM ROOF TERRACES
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VIEW FROM BERRY ROAD - LOOKING SOUTH
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4.1 KTA Reference Projects

  1   3   3

Mastery by Crown - Waterloo

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

Norfolk - Burleigh Heads

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

Calibre - Surry Hills

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

2

3

1

  1

  2

  3
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Green Spine - Precedents
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VIEW FROM RIVER ROAD - LOOKING NORTH WEST
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VIEW FROM BERRY ROAD - LOOKING SOUTH
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Appendix B

Architectural 
Drawings
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7th March 2019 
 
The Executive Manager – Environmental Services 
Lane Cove Council 
PO Box 20 
LANE COVE NSW 1595 
 
 
RE: Design Verification Statement – St Leonards South – East Quarter 
Development Application 
 
To whom it may concern, 

Pursuant to Clause 50 (1A of the Environmental Planning and Assessment 
Regulation 2000, I hereby declare that I am a qualified architect and registered as 
an architect in accordance with The Architects Act 2003 as defined by Clause 3 of 
the Environmental Planning and Assessment Regulation 2000. 

 

I directed the design of the Residential Flat Building at St Leonards South – East 
Quarter. As detailed in the following pages, I confirm that the design achieves the 
quality principles set out in the State Environmental Planning Policy No.65 – 
Design Quality of Residential Apartment Development and Schedule 1 Design 
Quality Principles. 

 

 
 
Yours sincerely,    
 
 
 
 
 
 
Koichi Takada 
Nominated Architect 
NSW Architects No. 6901 



Page 2 of 12

DESIGN STATEMENT  KOICHI TAKADA ARCHITECTS

St Leonards South - East Quarter

Koichi Takada Architects’ design for the St Leonards South - East Quarter focuses on 
providing a design that both relates to the neighboring dwellings along River Road and 
enhances the new proposed streetscape to the St Leonards South precinct.

A terraced and composed and layered facade featuring a subtle, warm and natural material 
palette culminate in a high quality and sympathetic aesthetic to River Road, Berry Road and 
Holdsworth Ave.

Koichi Takada Architects focus on a design that enhances both public and residential amenity 
by the use of high quality materials and careful consideration of form and articulation. The 
proposal seeks to strengthen the ‘green spine’ connection and pedestrian connectivity 
through the site.

St Leonards South - East Quarter

Illustration of St Leonards South 
precinct
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DESIGN STATEMENT  KOICHI TAKADA ARCHITECTS

St Leonards South - East Quarter

1. Context & Neighbourhood Character

SEPP 65 Design Quality Principles

“Good design responds and contributes to its context. Context is the key natural and built 
features of an area, their relationship and the character they create when combined. It also 
includes social, economic, health and environmental conditions.

Responding to context involves identifying the desirable elements of an area’s existing or 
future character. Well designed buildings respond to and enhance the qualities and identity 
of the area including the adjacent sites, streetscape and neighbourhood.

The site is located within the new St Leonards South Precinct. This locale is characterised by 
a provision of new housing and within close proximity to both public infrastructure and a 
network of open spaces.

The site is well positioned and equidistant to Willoughby and St Leonards Station (within 
an 800m catchment zone), as well as nearby to the proposed Crows Nest Sydney Metro 
Station. Active transport links of new and improved cycle ways and walkways connect the 
site towards Lane Cove as well as the Foreshore to Foreshore link creating green travel 
alternatives.

With the proposed pocket parks and continuation of the green spine connection as well as 
the nearby proposed Council park, the residents of St Leonards South are provided with an 
abundant choice of recreational activities within walking distance from the site.

Location Plan



Page 5 of 12

DESIGN STATEMENT  KOICHI TAKADA ARCHITECTS

St Leonards South - East Quarter

View from River Road

2. Built Form and Scale

SEPP 65 Design Quality Principles

‘Good design achieves a scale, bulk and height appropriate to the existing or desired future 
character of the street and surrounding buildings. Good design also achieves an appropriate 
built form for a site and the building’s purpose in terms of building alignments, proportions, 
building type, articulation and the manipulation of building elements. Appropriate built form 
defines the public domain, contributes to the character of streetscapes and parks, including 
their views and vistas, and provides internal amenity and outlook.’

The height, bulk and scale is generally consistent with the precincts’ masterplan for the area 
as well as the wider context. The proposal respects the lower scale nature of the residential 
properties to River Road through a transition from a 4 storey street wall and terracing 
upwards to the 9 and 10 storey component. The gradual stepping reduces the perceived bulk 
and scale from River Road and is more aligned with the natural topography of the site.

The building form has been broken into three distinct forms to break down the mass and 
create articulation along the street wall. Each slot is utilised to provide a better amenity 
to the units and allow natural light and ventilation to permeate through to the common 
corridors. The breaks in the built form create a visual and physical connection east/west 
through the site, allowing the two adjacent pocket parks east and west to be visually 
connected.

The proposal has an average setback of 10m to River Road. The alignment of the built form 
creates a better architectural relationship between both building forms. The design proposes 
a continuation of the green spine connection to River Road, allowing for a better pedestrian 
connection North/South across the site.

The scale and form of the building have been designed to maximise solar access, limit 
overshadowing impacts on the dwellings fronting River Road and to the surrounding 
developments.
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St Leonards South - East Quarter

St Leonards and Crows Nest Draft 
2036 Plan - Job Forecast Precinct 

Breakdown p 34

‘Good design achieves a high level of amenity for residents and each apartment, resulting 
in a density appropriate to the site and its context. Appropriate densities are consistent with 
the area’s existing or projected population. Appropriate densities can be sustained by existing 
or proposed infrastructure, public transport, access to jobs, community facilities and the 
environment.’

The site is located within the R4 - High Density Residential zone, and is a transitional 
zone from the higher density mixed-use developments of St Leonards Station to the R2 
Low density residential. As part of the Draft St Leonards and Crows Nest 2036 plan, the 
Department of Planning projects an increase of residential population and a desire to see 
more affordable housing and a greater variety in the area.

The draft 2036 plan provides up to 7,525 new dwellings across St Leonards and Crows Nest 
and supported by employment generation between 2,620 to 4,570 jobs in 2036, additional 
open spaces and community facilities (including the 88 Christie Street VPA for a 1,000m² 
library). As such, the proposed development plays an integral role as part of the precinct 
and responds accordingly to the availability of infrastructure, transport, demand and 
environmental quality. The sustainability of the proposed development is further supported 
by the proposal of new active transport links, cycle ways and the neighboring Crows Nest 
Metro station.

New green spaces and community facilities will service the new local community including 
the nearby Council park and pocket parks proposed to the ends of Berry and Holdsworth 
Roads. The St Leonards residents will enjoy the new local open spaces as well as the nearby 
local community facilities.

The residential entries have been located to both Berry Rd and Holdsworth Ave to allow a 
better East West connection. The proposal consists of a mix of accommodation types and 
sizes appropriate to the location and which support a variety of price points accessible to a 
range of socio-economic groups.

3. Density

SEPP 65 Design Quality Principles
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DESIGN STATEMENT  KOICHI TAKADA ARCHITECTS

St Leonards South - East Quarter

Landscape plan by Aspect

‘Good design recognises that together landscape and buildings operate as an integrated and 
sustainable system, resulting in attractive developments with good amenity. A positive image 
and contextual fit of well designed developments is achieved by contributing to the landscape 
character of the streetscape and neighbourhood.

‘Good landscape design enhances the development’s environmental performance by 
retaining positive natural features which contribute to the local context, co-ordinating water 
and soil management, solar access, microclimate, tree canopy, habitat values and preserving 
green networks. ‘Good landscape design optimises useability, privacy and opportunities 
for social interaction, equitable access, respect for neighbours’ amenity and provides for 
practical establishment and long term management.’

The principle design approach was to create an intrinsic relationship between architecture 
and nature while maintaining pedestrian connectivity across the steep topography. The deep 
soil zone is located towards River Road to create a more sensitive transition to the built form. 
Layering of the planting from low level to tall mature trees all allow for clear sightlines across 
the site.

The addition of the breaks within the built form allow a visual and physical connection 
between the two adjacent pocket parks, and a intrinsic relationship between architecture 
and landscape. The Green Spine connection features a series of ‘floating’ stairs integrated 
into the slope of the topography, natural stone paving and a layering of mature trees create 
a lush and dense greenery. The rooftop landscape design features timber decking, sheltered 
spaces and an outdoor kitchen and dining areas to encourage social activities. Perimeter 
planters are proposed to the rooftop terraces to reduce overlooking and privacy impacts to 
the units below.

5. Landscape

SEPP 65 Design Quality Principles
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DESIGN STATEMENT  KOICHI TAKADA ARCHITECTS

St Leonards South - East Quarter

‘Good design positively influences internal and external amenity for residents and 
neighbours. Achieving good amenity contributes to positive living environments and resident 
well being. 

Good amenity combines appropriate room dimensions and shapes, access to sunlight, 
natural ventilation, outlook, visual and acoustic privacy, storage, indoor and outdoor space, 
efficient layouts and service areas and ease of access for all age groups and degrees of 
mobility’

The new building optimises residential amenity and incorporates 1 Bed to three-bedroom 
apartments providing a varied residential mix. Adaptable units will be provided in 
accordance with the applicable standards as well as the 20% benchmark incorporating the 
Liveable Housing Guideline’s silver level universal design features.

Dual aspect units are maximised in order to provide the opportunity for cross ventilation 
with 79%  (184/232) compliance. Living rooms are pushed to the building extremities where 
possible in order to maximise on solar access with 71% (165/232) of all apartments achieving 
a minimum of 2 hours direct solar access. There are no units which receive no solar access.

Perimeter planting are proposed to address any overlooking onto the adjacent 
developments. Screening and landscaping buffer zones are used to address visual privacy 
between the units and the green spine open space. Visual and acoustic privacy is further 
achieved for the residential apartments by adhering to the ADG building separation 
guidelines.

Access to the ground floor residential entrances has been designed to ensure that all people, 
regardless of physical ability, are able to access the site. All residential levels are serviced by 
a lift with direct access from the basement floor carpark level. A garbage chute and recycling 
bin is included in each level for residential garbage collection. 

All units have large balconies far in excess of minimum requirements, with full height 
sliding doors. Likewise, all apartments have been designed to comply with ADG minimum 
apartment area and room dimensions.

6. Amenities

SEPP 65 Design Quality Principles
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DESIGN STATEMENT  KOICHI TAKADA ARCHITECTS

St Leonards South - East Quarter

‘Good design achieves a mix of apartment sizes, providing housing choice for different 
demographics, living needs and household budgets. Well designed apartment developments 
respond to social context by providing housing and facilities to suit the existing and future 
social mix. 

Good design involves practical and flexible features, including different types of communal 
spaces for a broad range of people and providing opportunities for social interaction among 
residents.’

The proposed building is designed to respond to future vision of the St Leonards South 
precinct and to achieve a range of housing choice to suit a diverse demographic and 
needs of its future residents. The new residential proposal will contribute positively to the 
surrounding area, allowing an injection of new life into this transitional area, to align with 
the desired future character of the locality and the social needs were considered carefully.

The proposal consists of one, two and three-bedroom apartment types of varying sizes to 
support a range of socioeconomic groups. The typical apartments aim to attract a variety of 
owner/occupiers and tenants.

The design promotes social interaction between residents through its variety of communal 
outdoor spaces including the rooftop terraces and public green spine connections. These 
dynamic spaces are visually appealing but also encourage a place of social interaction 
through a range of activities and uses including outdoor kitchens, outdoor dining, sheltered 
areas and seating.

With 20% ‘liveable’ apartments and 20% adaptable apartments and equitable access for 
people with disabilities, the development addresses accessibility in all elements of the 
design.

8. Housing diversity and Social Interaction

SEPP 65 Design Quality Principles

3D visualisation of building fronting 
Berry Road
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St Leonards South - East Quarter

3D visualisation of building fronting 
River Road

9. Aesthetics

SEPP 65 Design Quality Principles

‘Good design achieves a built form that has good proportions and a balanced composition 
of elements, reflecting the internal layout and structure. Good design uses a variety of 
materials, colours and textures. 

The visual appearance of a well designed apartment development responds to the existing or 
future local context, particularly desirable elements and repetitions of the streetscape.’

The aesthetics of the proposed development are the result of a close consideration of its 
local context and the desire future character of the area. These elements informed the 
articulation of the building, scale, form and materiality.

The three main design features of the building include the tapered slab edges with a subtle 
shadowline detail, secondly, the composed timber look screens which emphasise the 
horizontality along the facade and the sandstone defining the breaks within the building. 
The culmination of the open balcony corners, fully glazed balustrades and tapered slabs, all 
create a sense of lightness to the architectural expression and a reduction in the bulk and 
scale.

The natural material palette is comprised of sandstone utilised to define the vertical breaks 
of the building and timber look screening in an oak texture and colouring creating a subtle 
correlation to the landscaped surrounds. Finally the white concrete and clear glazed 
balustrades add to the subtle material palette.
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Introduction

Overview of the Concept Development Application

The proposed East Quarter Concept Plan comprises the following key elements:

• Two building envelopes, providing a total gross floor area (GFA) of approximately 
20,985m2 (floor space ratio 2.75:1) and yield of 232 dwellings as follows

 - ‘Tower A’ (east), maximum 10 storeys / 31.5m height, approximate GFA  
    11,183m2 

 - ‘Tower B’ (west), maximum 9 storeys / 31m height, approximate GFA 9,282m2 

• Three (3) levels of basement car parking

• Open space through the middle of the site (‘green spine’), and

• An east-west through-site pedestrian link at the northern end of the site.

The proposal seeks development approval for the proposed building envelopes 
(footprint, height and setbacks) and design concept only and does not provide for any 
construction works.  The detailed design of the development will be subject to a further 
development application.

Building Envelopes / Site yield

As part of the Concept Plan, consent is sought for two building envelopes which provide 
for an overall yield of 232 dwellings (total gross floor area (GFA) of approximately 
20,985m2) to be accommodated on the site through a future strata subdivision 
arrangement.  This yield is an approximate maximum for the site however the future 
final yield will be determined through further design development.

The proposed building envelopes have been designed in accordance with Council’s draft 
controls for the area and to ensure a variety of apartment sizes can be accommodated 
consistent with the requirements of State Environmental Planning Policy 65 – Design 
Quality of Residential Apartment Development and the Apartment Design Guide.  

Tower A to the east of the site has a maximum height of 10 storeys (31.5m) and 
approximate GFA of 11,183m2. Tower B to the west of the site provides for a maximum 
height of 9 storeys (31m) and approximate GFA 9,282m2.  The proposed towers will 
have a stepped form which reflects the landform.  The building heights will transition 
from 4 storeys nearest to River Road stepping up the slope to a maximum height of 9 
and 10 storeys to the north of the site.     

Basement Car Parking

The proposal provides for three (3) levels of basement car parking comprising 
approximately 327 car spaces (280 for residents including 19 accessible spaces and 
47 for visitors including 1 accessible space) and 22 motor cycle parking spaces with 
access to be provided via a single entry / exit from Berry Road.  The basement will also 
accommodate bicycle parking (59 spaces for residents and 24 racks for visitors). 

Landscape and Open Space

The proposal includes high quality public domain and landscape areas in the form of a 
central connecting green spine which extends through the centre of the site to realise 
Council’s vision for the area and to retain the leafy character of the neighbourhood, 
street tree planting and roof top gardens.  Landscaping is proposed to comprise 
approximately 55% of the site area with 10.5% comprising deep soil (adjacent to River 
Road frontage).  A minimum soil depth of 1.5m is provided above the basement in the 
green spine area to ensure sufficient soil depth for large trees in excess of standard 
requirements.

The landscape design intent is as follows:

• The landscape design reinforces 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 and Lane Cove 
DCP. It will provide a level of comfort, familiarity for local residents, and a place that 
will be distinctive and an attractive asset to the development and local community. 

• 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 the St Leonards South areas 
shifts from an open woodland landscape typology at its ridge (Pacific Highway) and 
transitions into a wet, gully landscape (Smoothey Park/Berrys Creek). By reflecting 
this transition of landscape, we create an inspiring and contextually rich landscape 
character to the St Leonards South residential development.

• A distinct palette and arrangement of materials and planting within the 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

Pedestrian link

The Concept Plan provides for a six metre wide pedestrian link at the northern end of 
the site, which will provide a pedestrian connection from Berry Road to Holdsworth 
Avenue and will connect to pocket park planned for the southern end of Holdsworth 
Avenue and the planned pedestrian connection further to the east.  The pedestrian 
link is as planned for in Council’s Planning Proposal albeit that it has been relocated to 
the north of its planned location.  Greaton is proposing to construct and dedicate the 
pedestrian link on Council’s behalf as part of a Voluntary Planning Agreement (VPA) with 
a credit to be applied to the value of the works in kind to its section 7.11 contributions. 

Aerial Image, St Leonards South Landscape Master Plan (prepared by Oculus, 2017) RDS S TH LAND E MASTER PL N SE TE   
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Executive Summary 

The subject site for this development application is the Greaton owned land within St Leonards South, East Quarter. 
The site is located within the St Leonards South Residential Precinct, which is currently in the process of a Council 
led planning proposal to deliver a high-density residential use with significant additional local infrastructure and green 
spaces. 

This concept development application aims to seek approval of an envelope which could achieve 232 apartments on 
existing residential lots adjoining Berry Road and Holdsworth Avenue.   

This report contains a traffic and transport study of the potential development on the surrounding transport systems, 
which builds on the exhibited St Leonards South Planning Proposal by Lane Cove Council (Council) and the St 
Leonards Crows Nest Land Use and Infrastructure Implementation Plan (Draft St Leonards Crows Nest 2036 Plan) 
by the Department of Planning & Environment (the Department). From a transport perspective, the proposed uplift is 
consistent with the previous work.  

Based on traffic generation rates previously endorsed by Roads and Maritime Services of 0.14 vehicle trips per 
dwelling in the AM peak and 0.07 vehicle trips per dwelling in the PM peak, the traffic generation of the proposed 
uplift is less than 35 car trips in both peak hours.  

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 Draft St Leonards Crows Nest 2036 Plan states that cumulative traffic 
impact assessment is required as part of the St Leonards South planning proposal. It is proposed that additional 
cumulative traffic impact assessment modelling would be undertaken post gateway decision by Department in 
partnership with Council, the Department, Roads and Maritime and Transport for NSW. 

Previous work by Council and the Department identifies several walking and cycling opportunities to increase 
accessibility to the stations at St Leonards and Crows Nest, including provision of east-west through-site connections. 
The proposal includes a delivery of a walking connection on the site. The site will also contribute to local and state 
infrastructure through relevant mechanisms. 

The site also has excellent access to transport, being less than 800m walk from St Leonards Station and less than 
1km from the new Crows Nest Metro station. These two stations provide access to destinations across Sydney and 
make this development transit-oriented. The site is also located within 100 metres of bus services on River Road.  

As the site is located more than 400m from the rail station, the Roads and Maritime car park provisions apply to this 
development as per the Apartment Design Guide. It is proposed that the parking rate would be set to 1.2 dedicated 
parking spaces per dwelling plus 0.2 additional spaces for visitor car parking. This complies with the requirements of 
the Apartment Design Guide and associated reference to Roads and Maritime car parking rates, which are 
minimums. 

After lodgement, the proponent will work with Council and other stakeholders to refine the proposal in line with 
comments. 
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The subject site is located within the local government area of Lane Cove Council on the Lower North Shore. It is 
located within the St Leonards South area, identified in the St Leonards and Crows Nest Planned Precinct. It is 
currently characterised by low-density detached residential dwellings.  

Key transport infrastructure that already exists near the sites includes: 

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

– T1 Railway line: this provides a high capacity public transport service with the approximate 30-minute catchment 
to stations including Waitara, Pennant Hills, Edgecliff, Sydenham and just short of Burwood. 

 

The proposed Sydney Metro City and Southwest (proposed to be operational by 2024) will provide significant 
capacity to the transport network in the Precinct with a station proposed at Crows Nest. Crows Nest Metro Station will 
increase the proportion of the Precinct within a convenient catchment of a high quality and high capacity rail transport 
infrastructure. This will improve the accessibility of the sites to other areas of Sydney and is expected to reduce the 
need for private vehicle ownership and car parking. 

1.2 Traffic assessment approach 

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

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

In 2017, TEF Consulting conducted a review and independent assessment of the cumulative traffic impacts of current 
proposals, and other approved proposals, within the St Leonards South (where the subject sites are located) and St 
Leonards East areas.  

Commencing in October 2016, Cardno conducted a Strategic Transport Study for the Department of Planning and 
Environment for the St Leonards and Crows Nest Station Precinct, including the St Leonards South area. Five 
scenarios were tested through the modelling process.  

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

SCT Consulting are consistent with the methodologies and findings of the traffic studies conducted for the St 
Leonards South Planning Proposal and the Land Use and Infrastructure Implementation Plan (Draft St Leonards 
Crows Nest 2036 Plan) for the St Leonards Crows Nest Planned Precinct. As such, due to the recent extensive traffic 
assessments already conducted in the area, a qualitative review of traffic implications was required for the traffic 
implications of the Greaton Development.  
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Figure 1-2 Historical assessment and modelling approach  

 
Source: TEF Consulting and SCT Consulting, 2019 

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

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

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

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

limited representation of pedestrian movements. 

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

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

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

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

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

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

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

Future Year (2021 ABC) models. 

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

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

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

The purpose of this report is to provide an assessment of the traffic and parking effects of the Concept DA. The 
purpose of this Traffic and Transport Assessment is to: 

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

– Collate existing traffic and travel pattern data; 

– Review of existing traffic and transport conditions; 

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

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

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

– Identify public and active transport measures and sustainable travel initiatives for the development, as well as 
the likely required parking provision. 

 

1.4 Report structure 

This report has been structured into the following sections: 

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

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

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

– Section 5 outlines the traffic and transport appraisal which describes the likely trip generation and indicative 
impact from the proposed development as part of the Concept DA; and  

– Section 6 summarises presents the final conclusions and next steps of the study. 
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2.3 Greater Sydney Services Infrastructure Plan 

The Greater Sydney Services and Infrastructure Plan is a 40-year plan for transport in Sydney. It is designed to 
support the land use vision for Sydney. Building on the state-wide transport outcomes identified in the Future 
Transport Strategy 2056, the Plan establishes the specific outcomes transport customers in Greater Sydney can 
expect and identifies the policy, service and infrastructure initiatives to achieve these. 

To support the liveability, productivity and sustainability of places for the transport network, a Movement and Place 
Framework was developed. The Framework acknowledges that transport networks have different functions and roles 
and serve as both a destination and as a means to move people and goods. The Movement and Place Framework 
will enable us to plan, design and operate the transport network to meet these different needs by providing greater 
transparency, supporting collaboration between those responsible for land use, transport and roads while also 
encouraging input from the community. Through the framework we will be able to design a future network that is 
better used and supports the safe, efficient and reliable movement of goods and the need for liveability of places 
along it.  

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

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

2.3.1 Future Transport Network 

2.3.1.1 City-shaping network 

The city-shaping network includes higher speed and volume linkages between our cities and centres. The function of 
this network is to enable people living in any of the three cities to access their nearest metropolitan centre within 30 
minutes and to be able to travel efficiently between these metropolitan centres. 

As Greater Sydney transitions to a metropolis of three cities, the city-shaping network will need to expand to provide 
improved access to and between each metropolitan city/centre, particularly Greater Parramatta and centres in the 
metropolitan cluster in the Western Parkland City. 

2.3.1.2 City-serving network 

The city-serving network will provide high-frequency services within a ~10km radii of the three metropolitan 
cities/centres. This will support access within some of the densest land use in Greater Sydney where demand for 
travel is most concentrated. As these inner urban areas in each of the three cities develop and become denser, the 
government will investigate the prioritisation of on-street public transport services and invest in higher frequency 
services. 
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2.5 Western Harbour Tunnel Beaches Link 

The Western Harbour Tunnel and Beaches Link (WHTBL) project is a NSW Government initiative to improve the 
capacity of the road network surrounding the Sydney Harbour as well as providing a direct link from Sydney Harbour 
to the northern beaches region. Together the Western Harbour Tunnel and Beaches Link program of works would 
form a new integrated north-south motorway connection that would reduce congestion, improve journey times, 
support rapid movement of people and freight, and enhance the resilience of the road network across Sydney. 

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

– The Western Harbour Tunnel and Warringah Freeway Upgrade project, comprising a new tolled motorway 
tunnel connection across Sydney Harbour, and the Warringah Freeway Upgrade to integrate the new motorway 
infrastructure with the existing road network and to connect to the Beaches Link and Gore Hill Freeway 
Connection; and 

– The Beaches Link and Gore Hill Freeway Connection, including a new tolled motorway tunnel connection from 
the Warringah Freeway to Balgowlah and Frenchs Forest, and upgrade and integration works to connect to the 
Gore Hill Freeway. 

 

In particular, the Beaches Link project is proposed to span from Gore Hill Freeway, at Artarmon, to Burnt Bridge 
Creek Deviation, at Balgowlah, and Wakehurst Parkway at Seaforth, as shown in Figure 2-6. 

Figure 2-6: Indicative alignment of the Beaches Link 

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

2.6.1 Overview 

With the new metro station planned at Crows Nest, the Department of Planning and Environment recognises an 
opportunity to renew and activate the St Leonards and Crows Nest precinct by providing new homes and jobs close 
to transport, open space and social infrastructure. To facilitate this, a Land Use and Infrastructure Implementation 
Plan is currently under review to provide the strategic planning framework to guide the future development and 
infrastructure delivery over the next 20 years. 

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

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

offering a variety of homes, jobs and activities for the diverse local population. The area will continue to be a place 
that people are proud to work in, visit and call home”. It forecasts that over the next 20 years 16,500 new jobs will be 

delivered in the area due to continued growth in the health and technology centres. The vibrant community with cater 
for people of all ages, through a diverse range of homes supported by community services, open spaces and unique 
local experiences.  

The vision for Movement in the Draft Plan shows the importance of the St Leonards Crows Nest precinct being an 
accessible place. This involves being an attractive and easy area to walk, cycle and move through and by improving 
a variety of local and regional connections.  

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

– Providing clear and direct pedestrian and cycle routes to priority destinations such as St Leonards Station, 
Crows Nest Station, Royal North Shore Hospital and St Leonards TAFE; 

– Undertaking footpath and cycle path improvements; 

– Improving pedestrian crossings; 

– Strengthening connections between the two stations; 

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

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

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

– Undertaking improvements to road connections.  

 

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

– Deliver connectivity improvements to and around St Leonards and Crows Nest stations to make it easy to travel 
to schools, work, shops and meet up with friends both within the area and further afield; 

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

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

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

 

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

 
Source: NSW Department of Planning & Environment, 2018 

2.6.3 Existing Transport Conditions Report 

The existing transport conditions as documented in the Existing Transport Conditions Summary Report prepared by 
Cardno (May 2017) highlighted the following opportunities relevant to the subject sites in St Leonards South: 

– High public transport commuting mode share from precinct; 

– Demonstrated cycling demand for direct routes; 

– Popularity of, and support for, car share; 

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

– Comprehensive current and future public transport network; 

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

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

– Urban renewal will allow for street reconfiguration to accommodate walking and cycling facilities, reduce vehicle 
space, provide new through site links, pedestrianised areas and activate laneways. 

 

2.6.4 Strategic Transport Study Report 

The Strategic Transport Study Report identifies that residents and workers within the St Leonards and Crows Nest 
area use a range of transport options, which includes public transport and the use of private vehicles. The community 
recognise that use of private transportation must be managed to reduce traffic congestion. 

Public transport options and access to other parts of Sydney are positive features the community like about the area, 
and they look forward to the further enhancement of public transport within the area when the new metro station 
comes online. 
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2.7 Lane Cove Council St Leonards South Planning Proposal 

2.7.1 Overview 

Lane Cove Council prepared a Planning Proposal in September 2017 for the St Leonards South Area, bounded by 
Marshall Avenue to the north, Park Road to the west, River Road to the south and Canberra Avenue to the east. The 
Planning Proposal is to amend Lane Cove Local Environmental Plan 2009 to implement the recommendations of 
Council’s adopted St Leonards South Master Plan. 

It proposes to create a high amenity residential precinct supporting the principles of transit-oriented development 
(TOD) and liveability near the existing St Leonards Rail Station and future Crows Nest Sydney Metro Station. The 
proposal would: 

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

– Provide for two community facilities and child care centres, open space, shared green spines, east-west 
pedestrian/ cycle connectivity, key worker housing and a link road. 

2.7.2 St Leonards Cumulative Transport and Accessibility Study 

Lane Cove Council engaged ptc. to conduct a Transport and Accessibility Assessment (September 2017) for 
pedestrian, bike and public transport demand generated by the planned growth of the St Leonards South and East 
precinct, within the Lane Cove LGA. An additional 4,500 dwellings and 36,000m2 of commercial floor space will be 
developed over the next 10-20 years in the Lane Cove portion of St Leonards, which are located on the southern side 
of Pacific Highway and both sides of the railway line. 

The study identified that there are many gaps and deficiencies on the pedestrian network in both precincts due to all 
the major transport hubs being located on the northern side of Pacific Highway whereas the two precincts are located 
on the southern side. In the study area, a number of signalised pedestrian crossings are provided; however, marked 
foot crossings are not provided in all approaches. Motorised traffic is given priority at the highway whilst the 
pedestrian experience has low priority throughout the day. In addition, the existing steep topography in the southern 
precinct affects the pedestrian travel paths and there is currently no east-west connectivity between the precincts. 
This results in long detours while walking from one precinct to another. The planned development in the study area 
provides an opportunity to improve the pedestrian connectivity and permeability. 

The current on-road bike network has poor coverage, not providing local or regional connections. The study identifies 
that a new cycling network can be integrated into the redevelopment of these precincts. 

The existing bus network at St Leonards has good network coverage. Following the operation of Sydney Metro 
(2024), the existing bus network could be reviewed and altered as necessary by the State Government. A bus 
interchange could be incorporated as part of the plaza development. 

The proposed over rail plaza and the additional pedestrian underpass across the Pacific Highway would improve the 
pedestrian connectivity and permeability between the precincts. However, the design of the proposed plaza should 
provide sufficient east-west bike connectivity. 

2.7.2.1 Active Transport Network Recommendations 

Due to the significant population and employment growth in the southern and eastern precincts, the future pedestrian 
networks should be integrated with the key public transport hubs, as well as the precincts’ diverse land uses. Further, 
pedestrian connectivity and permeability should be established between the two precincts. 

In the southern precinct, north-south pedestrian footpath should aim to achieve the maximum pedestrian grade (1:20) 
where feasible, along with appropriate crossing points to the new pedestrian desire lines. 

To accommodate the proposed level of growth, this report recommends the pedestrian infrastructure in the study 
area as shown in Figure 2-10. The pedestrian infrastructure that are relevant to St Leonards South includes: 

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

– 2.5m wide shared path on the eastern side of Holdsworth Avenue as it will provide pedestrian and bike 
connections to the north-east (towards the plaza);  

– 2.5m wide shared path on the western side of Berry Road as it will provide a direct connection to Reserve Road 
via the Pacific Highway;  
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– 2.5m wide shared path on the western side of Canberra Avenue;  

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

– A new pedestrian and bike connection between Berry Road and Canberra Avenue is likely to be needed. This 
path would ideally be connected by stairs, ramps and lifts to ensure the usability and amenity of public and 
private open spaces;  

– Refuge islands and wombat crossings are recommended at various locations for pedestrian safety and 
accessibility (refer to Figure 2-10);  

– Additional pedestrian crossing facilities at the existing signalised intersections along Pacific Highway with 
Reserve Road, Herbert Street, Christie Street and Oxley Street;  

– Traffic lights at the intersection of River Road / Canberra Avenue which will not only establish the regional 
pedestrian and bicycle connectivity to North Sydney Council (e.g. Wollstonecraft station) but also provide a 
secondary vehicular access to/ from the southern precinct. As an alternative, a signalised pedestrian crossing 
could be considered in River Road just west of Canberra Avenue; and  

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

 

Figure 2-10: St Leonards South recommended pedestrian network 

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

The future bike network within the southern and eastern precincts should be integrated with the key public transport 
hubs and its diverse land uses such as residential, commercial, parks, hospital, educational institutions etc. A 
connected and accessible bicycle facility should also satisfy the needs of specific user groups by providing a common 
and legible network. 
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The proposed bicycle network in the study area is shown in Figure 2-11. The key consideration in developing the 
bike network is to establish the east-west and north-south connection to the diverse land uses and transport hubs. 
This would include: 

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

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

– Additional crossing facilities along Pacific Highway and River Road; 

– Upgrade of bicycle parking; 

– Installation of bicycle lanterns at signalised crossing facilities; and 

– Installation of appropriate wayfinding signage. 

 

Figure 2-11: St Leonards South recommended bicycle network 

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

The study concluded that the above recommendations would be sufficient to cater for the estimated additional 
pedestrian and cyclist traffic daily. 

2.7.2.2 Public Transport 

The North Shore train line is nearing capacity during peak times and will not cater for the additional demand 
generated by development. However, the new Sydney Metro station will easily cater for further demand arising from 
the planned growth in St Leonards South. The Sydney Metro, together with upgrades across the existing rail network, 
will result in an increase in train capacity by more than double the existing. The current bus network operating within 
St Leonards has good coverage and, upon completion of the Metro, some buses could be rerouted to other areas as 
such a high frequency alternative transport will be available.  
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Figure 2-13: St Leonards South Draft DCP – indivative vehicle access 

 
Source: Annand Associates Urban Design, 2017 

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

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

The 2013 Lane Cove Council Draft Bicycle Plan provides recommendations based on a review of the 2008 Plan, and 
the status of works proposed in 2008. In the Precinct, three routes were proposed in the 2008 Plan, which remain 
incomplete.  

– Regional Route B3: A shared path along the western side of the Pacific Highway, extending from the 
intersection of Longueville Road near the Gore Hill Freeway to the intersection with Albany Street, past the LGA 
border;  

– Regional Route B4: A shared path along the northern side of River Road, extending from the intersection of 
Longueville Road to the intersection with Shirley Road; and  

– Local Route B18: A combination of shared paths, on-road shoulder lanes and mixed traffic facilities connecting 
Greenwich Road with St Leonards Station.  

 

An additional route (Route A9) was proposed in the 2013 Plan. This route extends from the intersection of the Pacific 
Highway with Berry Street, and proceeds via Marshall Lane, Canberra Avenue, Lithgow Street, Christie Lane, 
Christie Street and Nicholson Street to tie in with existing routes at the intersection of the Pacific Highway with 
Christie Street, and Oxley Street with Nicholson Street. The primary aim of this route is to complete a missing link in 
the network on the southern side of the Pacific Highway and facilitate travel across Council LGA boundaries.  

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

3.1 Travel behaviour 

3.1.1 Journey to Work Data 

The 2011 Journey to work data from the Transport Performance and Analytics was analysed to determine current 
travel behaviour of the existing land uses and surrounding travel zones during peak periods. The proposed 
development is located within travel zones 1832, 1844 and 1911. The travel zones analysed for the travel behaviour 
are shown in Figure 3-1. 
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3.4 Public transport 

The St Leonards South precinct is within easy walking distance of the St Leonards Station. St Leonards Station is 
located on the northern side of Pacific Highway. Additionally, Wollstonecraft Station is located within 800 metres of 
the area. Both stations provide rail connections along the T1 line. The T1 (the North Shore and Northern and the 
Western line) operates at a frequency of approximately 3 minutes during peak periods and between 5 to 10 minutes 
during the off-peak period. 

In addition to frequent train services, a large number of bus services operate along Pacific Highway that provide 
connections to key centres including Chatswood, North Sydney, Manly, the Sydney CBD, Bondi as well as The Hills 
District. There is only one bus route that operates from River Road, operating between Lane Cove and the City. The 
bus services in vicinity of this site are: 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

 

The Gore Hill Loop is a free shuttle bus service that connects St Leonards Station with the Gore Hill business and 
technology precinct, providing a dedicated public transport connection for employees transferring from train services. 
The service runs between a shared stop (with the Artarmon Loop) on the western side of Herbert Street and two 
stops adjacent to the Fox Sports and Australian Stock Exchange buildings at Gore Hill. 

The Artarmon Loop is a free Willoughby City Council bus service that operates along three routes, connecting St 
Leonards Station with the Artarmon sub-precinct, Artarmon train station, or Royal North Shore Hospital depending on 
the time of day. During peak periods, the shuttle connects the shared bus stop (with the Gore Hill Loop) on Herbert 
Street with 16 designated stops through the industrial area. Outside of peak periods, the shuttle proceeds further 
north to service the Artarmon local centre and train station and diverts along Westbourne Street to link to the Royal 
North Shore Hospital.  

Interchange is provided at Pacific Highway bus stops near St Leonards Station. The southbound stop provides a 
relatively simple interchange experience. Northbound stops near the station are across the Pacific Highway in several 
locations. The interchange between the northbound stops and St Leonards Station is longer and circuitous. The bus 
stops in vicinity of the site are summarised in Table 3-4.  
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3.7 Car share 

Car share decreases the need for some people to own a car or a second car and can therefore reduce parking 
demand and traffic generation. It differs from traditional car hire companies in that cars can be hired by half hour 
increments and cars are located near to where people live or work. Car share is available from either companies that 
own a vehicle fleet or peer-to-peer services for individual owners to share their vehicles.  

Within the Precinct, GoGet is currently the sole operator. A map of the GoGet parking locations is shown in Figure 3-

11. There are approximately 30 Go Get cars in the Precinct. There are two car share parking locations on Canberra 
Avenue within the St Leonards South precinct, as well as a significant number in the St Leonards and Crows Nest 
town centre within walking distance, generally close to higher density residential and business land uses.  

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

– Car next door; and  

– Drive my car.  
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4.0 The Concept Development Application 

4.1 Proposed development 

The proposed East Quarter Concept Plan comprises the following key elements: 

– Two building envelopes, providing a total gross floor area (GFA) of approximately 20,985m2 (floor space ratio 
2.75:1) and yield of 232 dwellings as follows: 

• ‘Tower A’ (east), maximum 10 storeys / 31.5m height, approximate GFA of 11,183m2  

• ‘Tower B’ (west), maximum 9 storeys / 31m height, approximate GFA of 9,282m2  

– Three (3) levels of basement car parking 

– Open space through the middle of the site (‘green spine’), and 

– An east-west through-site pedestrian link at the northern end of the site. 

 

The proposal seeks development approval for the proposed building envelopes (footprint, height and setbacks) and 
design concept only and does not provide for any construction works. The detailed design of the development will be 
subject to a further development application. 

4.1.1 Building envelopes / site yield 

As part of the Concept Plan, consent is sought for two building envelopes which provide for an overall yield of 232 
dwellings (total gross floor area (GFA) of approximately 20,985m2) to be accommodated on the site through a future 
strata subdivision arrangement.  This yield is an approximate maximum for the site however the future final yield will 
be determined through further design development. 

The proposed building envelopes have been designed in accordance with Council’s draft controls for the area and to 

ensure a variety of apartment sizes can be accommodated consistent with the requirements of State Environmental 

Planning Policy 65 – Design Quality of Residential Apartment Development and the Apartment Design Guide.   

Tower A fronting a proposed park extended from Holdsworth Avenue has a maximum height of 10 storeys (31.5m) 
and approximate GFA of 11,183m2. Tower B fronting Berry Road provides for a maximum height of 9 storeys (31m) 
and approximate GFA of 9,282m2 . The proposed towers will have a stepped form which reflects the landform. The 
building heights will transition from 4 storeys nearest to River Road stepping up the slope to a maximum height of 9 
and 10 storeys to the north of the site.        

4.1.2 Basement car parking 

The proposal provides for three (3) levels of basement car parking comprising approximately 327 car spaces (280 for 
residents including 19 accessible spaces and 47 for visitors including 1 accessible space) and 22 motor cycle parking 
spaces with access to be provided via a single car entry / exit from Berry Road. The basement will also 
accommodate bicycle parking (59 spaces for residents and 24 racks for visitors).  

4.1.3   Open space and landscape 

The proposal includes high quality public domain and landscape areas in the form of a central connecting green spine 
which extends through the centre of the site to realise Council’s vision for the area and to retain the leafy character of 

the neighbourhood, street tree planting and roof top gardens. Landscaping is proposed to comprise approximately 55% 
of the site area with 10.5% comprising deep soil (adjacent to River Road frontage).  A minimum soil depth of 1.5m is 
provided above the basement in the green spine area to ensure sufficient soil depth for large trees in excess of standard 
requirements. 

The landscape design intent is as follows: 

The landscape design reinforces 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 and Lane Cove DCP. It will provide a level of comfort, familiarity for local residents, 

and a place that will be distinctive and an attractive asset to the development and local community.  
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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 

the St Leonards South areas shifts from an open woodland landscape typology at its ridge (Pacific Highway) 

and transitions into a wet, gully landscape (Smoothey Park/Berrys Creek). By reflecting this transition of 

landscape, we create an inspiring and contextually rich landscape character to the St Leonards South 

residential development. 

A distinct palette and arrangement of materials and planting within the 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. 

4.1.4  Pedestrian link 

The Concept Plan provides for a six metre wide pedestrian link at the northern end of the site, which will provide a 
pedestrian connection from Berry Road to Holdsworth Avenue and will connect to pocket park planned for the 
southern end of Holdsworth Avenue and the planned pedestrian connection further to the east.  The pedestrian link is 
as planned for in Council’s Planning Proposal albeit that it has been relocated to the north of its planned location.  
Greaton is proposing to construct and dedicate the pedestrian link on Council’s behalf as part of a Voluntary Planning 

Agreement (VPA) with a credit to be applied to the value of the works in kind to its section 7.11 contributions. 

4.2 History 

As noted above the St Leonards South development area has long been earmarked for redevelopment with the 
process to rezone the land formally commencing in mid-2012 when Lane Cove Council resolved to undertake a 
master planning process for a 20ha precinct in St Leonards bounded by the Pacific Highway to the north, the railway 
line to the east, River Road to the south and Greenwich Road to the west. The project known as the St Leonards 

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

Stage 1 of the St Leonards Strategy included: 

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

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

– community consultation, and 

– an analysis of issues and opportunities for the precinct. 

 

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

Masterplan by Annand Associates Urban Design (Dec 2014).  The objective of the Masterplan was to recommend a 
development strategy for the Precinct which was identified as being within immediate proximity of St Leonards 
Station and suitable for increased density. The study noted that “Council foresaw a need to prepare for future growth 

pressures and work within its community to ensure any future development has regard to infrastructure capacity, the 
need for controlled growth (timing, zoning, heights) and improved amenity for both existing and new residents.” 

The Draft St Leonards South Masterplan concluded that “it is undeniable that the St Leonards South Precinct will 
over time be required to support increased density particularly in close proximity to the railway station.”  The 

masterplan considered a range of development options for the precinct and recommended a vision for its future 
development which would ensure that: 

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

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

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

place for cosmopolitan urban living.  

 

The masterplan recommended that the future development of the precinct be based on the principles of Sustainable 
Urbanism, Transit-Oriented Development and the stated St Leonards South Precinct Planning Principles and 
Standards. 
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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 (Draft St Leonards Crows Nest 2036 Plan). 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.” 

4.2.1 Summary 

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

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

Proposal to be undertaken by the Independent Planning Commission (IPC) and demonstrates compliance with 
Council’s vision for the area and the Draft 2036 Plan St Leonards South Design Principles (refer above). 

4.3 Proposed access strategy 

4.3.1 Vehicular access 

The proposed site has several access points along Pacific Highway and River Road, as shown in Figure 4-1. Pacific 
Highway can be accessed from Park Road, Berry Lane and Berry Road. River Road can be accessed from Park 
Road and Berry Lane. Residents can use the Pacific Highway access points to travel towards the North Shore, 
Epping, Rhodes and Parramatta, or the Sydney CBD, Southern Sydney and the Northern Beaches. Residents can 
use the River Road access points to travel towards Ryde, Drummoyne and Rozelle, or the Sydney CBD, Southern 
Sydney or the Northern Beaches. Considering projected vehicle impact from this development, there would be less 
than twenty additional vehicles per hour at major access points.  
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Figure 4-2 Car park and waste truck access approach onto Berry Road 

 
Source: Koichi Takada, 2019 

4.3.2 Public transport access and connections 

There are no proposed changes to public transport access from the site. Being within 400 to 800m of St Leonards 
Station and 1km from Crows Nest Metro Station, the level of public transport access from the site is very high quality 
and consistent with that of a high density residential area. The wide coverage of bus routes provide alternative 
transport options to private vehicle for trips outside of the train line, and connect to key destinations in the Artarmon 
Industrial Area. 

4.3.3 Active transport access and connections 

Substantial work has already been completed to ensure adequate active transport access and connections 
throughout the planned St Leonards South precinct. Refer to Figure 2-10 and Figure 2-11 for the recommended 
pedestrian and bicycle network as per the St Leonards Planning and Accessibility Study. Upgrades will continue to be 
made as per Council’s work in the area. This includes provision of East-West links in order to provide more direct 
routes with reduced gradients for pedestrians and cyclists. Figure 4-3 shows the provision of one of these links within 
the East Quarter site. The proponent will contribute to these upgrades via a Section 7.11 local government 
contribution including via delivery of pedestrian infrastructure on TSA land. 
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Figure 4-3 Proposed East-West Active Transport Connection Site 

 
Source: Koichi Takada, 2019 

4.4 Travel Demand Management measures 

Sustainable transport and Travel Demand Management (TDM) strategies involve the application of policies, 
objectives, measures and targets to influence travel behaviour, to encourage uptake of sustainable forms of 
transport, i.e. non-car modes, wherever possible. TDM measures have proven to reduce congestion created by 
growth within urban areas and unlock urban renewal opportunities. They result in travel behaviour that uses less road 
space than a single occupant vehicle commute and takes advantage of spare transport capacity outside the morning 
and afternoon peaks.  

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

– Reduce travel; 

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

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

– Re-route.  

 

Greaton set up a framework for a more sustainable travel, which has been used as a key principle of planning for the 
development. A Travel Plan should be developed by future developers and monitored by strata management for the 
St Leonards Crows Nest Precinct community to deliver best practice travel programs and initiatives to manage travel 
demand for a transit-oriented development. Key initiatives and measures of Travel Demand Management Strategies 
should be further developed into a Travel Plan to: 
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– Reduce the need to travel  

• Planning of the wider St Leonards Crows Nest Precinct as a mixed use community to maximise trip 
containment within the precinct and encourage use of active transport (walking and cycling) for short trips.  

– Re-think the mode of travel 

• Walking and cycling: 

○ A highly permeable and safe pedestrian network throughout the development. 

○ Dedicated cycle routes that connect to the regional routes and major transport hubs. 

○ Key design principles to integrate walking and cycling network and facilities into the planning and 
delivery of the development.  

○ High quality, safe and accessible end-of-trip facilities (centralised cycle hubs that are integrated 
within development at convenient locations, on-street secure bicycle storage located conveniently at 
end of cycle destinations, parking hubs for shared bikes, lockers and showers). 

○ Promotion of bicycle initiatives – NSW bicycle week, cycle to work day, free bike check-up events.  

○ Establishment of a Bicycle User / Consultation Group. 

• Public transport: 

○ Provision of frequent public transport services to establish a non-car travel behaviour.  

○ Good quality public transport stops in the vicinity of the development.  

○ Tailored information with clear mapping and walking catchments at public transport stops. 

○ Provision of public transport information from home via television channel or community app.  

• Parking measures to encourage alternative modes of travel: 

○ Reduced parking rates with flexibility in parking arrangements such as shared parking between non-
conflicting uses, shared vehicles parking and / or carpooling to accommodate parking needs of all 
employees.  

○ Parking spaces dedicated to electric vehicles, with charging stations.  

○ Parking spaces dedicated to car share scheme and community car-share vehicles, both on-street 
and incorporated in easily-accessed public car parks.  

• Development and use of carpooling app for the wider precinct and community.  

– Re-time and Re-route journeys: 

• Development of specific community app / community engagement program to enable changing travel 
behaviour which includes:  

○ Active and public transport maps 

○ Personalised journey planner 

○ Notifications to latest travel information  

○ Shared vehicles information 

○ Car-pooling opportunities 

○ Other precinct-related information 

• Real-time information embedded into development and public transport stops.  

• Employers to promote and encourage flexible working hours and arrangements.  

 

While it is important to develop a Travel Plan that is aimed at managing travel demand and reducing reliance on car 
travel, it is more important to monitor and evaluate the effectiveness of individual measures and the need to adjust 
the measures. The planning and implementation of a targeted Travel Plan with the above green travel initiatives / 
principles could support the delivery of a transit-oriented development at St Leonards South that provides significant 
opportunities for alternative travel options and reduces the need for car travel.  
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car parking needs of future residents can still be met through several flexible and sustainable parking management 
measures / options such as: 

– Decoupled parking, shared vehicles parking to accommodate parking needs of all residents.  

– No dedicated parking space for small (1-bedroom) apartments to increase housing affordability. Car travel 
needs can be addressed via carpooling and / or using shared vehicles.  

– Parking spaces dedicated to electric vehicles, with charging stations.  

– Parking spaces dedicated to car share scheme and community car-share vehicles, both on-street and 
incorporated in easily-accessed public car parks.  

 

4.6 Car park access review 

The proposed car park access location is off Berry Road in accordance with the draft DCP for St Leonards South. 

4.6.1 Compliance with AS2890 

SCT Consulting undertook a review of the car park according to AS2890.1. The car park complies with AS2890.1. 

The provision of over 300 car parking spaces requires adopting category no. 3 of the access driveway width 
requirement in AS2890, i.e. entry width= 6m and exit width = 4-6m. Separation of driveways can range from 1 to 3m. 
This would result in a minimum width of 10m so that a configuration of 2 entry lane + 1 exit lane can be provided. 
However, assuming:  

– The location of the car access is at the end of a non-through road, so very little traffic is expected. This means 
that there are likely to be very few opposing movements when exiting or entering the car park so that delays 
would be less than that anticipated by the standard; ; and 

– The capacity for entry point and exit point are 400 veh/ hour/ lane and 300 veh/ hour/ lane, respectively, which 
are higher than the overall residential parking capacity, meaning one lane per direction should satisfy the peak 
hour demand. 

 

Hence, the current design (Figure 4.4) of a 7.8m wide driveway is argued to be compliant. 

Figure 4-4 Car park access  

 
Source: Koichi Takada, 2019 

The gradient for main part of the straight ramp is calculated as 25% with grade change transitions of 2m (12.5%) at 
both ends, which is technically compliant as showed in Figure 4-5. However, 25% is the maximum gradient 
permissible. The design has tolerance to be extended in length by up to 500mm if required. 
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Figure 4-5 Straight ramp gradient for the basement 

 
Source: Koichi Takada, 2019 

4.6.2 Swept path assessment 

A swept path assessment was undertaken with the relevant design vehicles. Council’s waste management vehicle is 

noted in the relevant section of the DCP as a 6.8m rigid. As a 6.8m rigid was not a standard Austroads vehicle, a 
6.4m SRV was used. 

The access for the waste holding area is considered appropriate as shown in Figure 4-6. The vehicle can access 
directly from the street to the turntable platform for waste collection. Vehicle’s internal manoeuvre will be replaced by 

the manipulation of a turntable so that the vehicle body can head directly towards the street before exiting. However, 
it is still recommended that mirrors be provided in the car park entry area to facilitate clear visibility for the 
manoeuvring waste vehicle.  

Figure 4-6 Swept paths for access to waste holding area 

 
Source: Acor Consultants, 2019 

Turning manoeuvres at ramp locations for private vehicle in the basement are shown below in Figure 4-7. The 
turning space only allows one vehicle to pass, so the opposing vehicle must stop in advance. It is recommended that 
a mirror should be provided to improve visibility of this turn to prevent incidents. 
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Figure 4-7 Turning manoeuvres in the basement parking 

 

 
Source: Acor consulting, 2019 

Access manoeuvres are provided below for parking locations with more difficult access manoeuvres. All turns are 
three point turns or simpler, so are considered appropriate for the car park type.  

Figure 4-8 Access to difficult spaces 
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Source: Acor Consulting, 2019 

4.6.3 Service access 

Access for waste vehicles is provided separated from the car park access on Berry Road, with one bay provided. The 
waste handling will be served by a turntable to replace the vehicle’s turning manoeuvre. This is illustrated in Figure 

4-9. 

Figure 4–9 Loading and Unloading Facilities 

 
Source: Koichi Takada, 2019 
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5.0 Traffic and transport impact appraisal 

5.1 Approach to appraisal 

With the significant volume of quantitative work already undertaken by traffic and transport planners, the impact 
assessment will rely on that work as it has been endorsed by Council for public exhibition.  

5.2 Public transport impacts 

Public transport mode share is very high in the St Leonards South area, with 62% of peak hour trips occurring on 
trains and buses. The Greaton East Quarter development would create an additional 159 trips predicted during the 
AM peak, and 80 trips predicted during the PM peak, using public transport (see Table 4-3). While the public 
transport network in the area is currently very close to capacity, the completion of the Crows Nest Metro planned 
service by 2024, in combination with current services, will be more than sufficient to accommodate for the increased 
capacity. 

5.3 Active transport impacts 

The proposed upgrades to the pedestrian and cycle networks include undertaking footpath and cycle path 
improvements, improving pedestrian crossings and creating East-West links to enhance connectivity within the 
precinct. The number of walking trips generated during peak periods is 208 during the AM peak period and 105 
during the PM peak period, which are relatively small figures. Therefore, the number of trips generated by the 
Greaton East Quarter development during the peak periods is at a level able to be accommodated by the existing 
and planned services.  

5.4 Road network impacts 

The scale of additional vehicle trips in the network is less than 35 vehicles per hour in each peak period, which is 
small in comparison to the other proposed developments in the area. Previous traffic modelling by Lane Cove Council 
indicated that with improvements to the network, the cumulative impact of the growth (prior to the Land Use and 
Infrastructure Implementation Plan) was manageable. 

It is recommended that east-west connectivity as defined in the TEF Consulting St Leonards South Traffic Report – 
being a road connection between Park Road and Berry Road be delivered as part of broader planning, as the road 
connection would reduce pressure on individual intersections.  

It is noted that the Department of Planning & Environment’s Land Use and Infrastructure Implementation Plan 

identifies a requirement to undertake cumulative impact assessment. With the significant volume of work undertaken 
to date, there is sufficient evidence for the Department of Planning & Environment to undertake a gateway review and 
consultation with other agencies, with the cumulative traffic impact modelling to follow gateway. The typical process 
for this task would comprise: 

– Engagement with road network stakeholders, such as Council, Roads and Maritime Services and Transport for 
NSW to prepare a traffic modelling methodology that addresses the needs of all parties; 

– Engagement with Department of Planning & Environment to confirm the appropriate growth assumptions for the 
surrounding area; and 

– A consultative modelling process where the traffic modelling methodology is delivered by the proponent in 
partnership with stakeholder agencies. 

 

5.5 Infrastructure summary 

The proponent will deliver the following transport infrastructure on their land: 

– East-west pedestrian connections – land and infrastructure; 

– East-west road connections – land and infrastructure; and 

– Amenity improvements adjoining Park Road, Berry Road, and Holdsworth Avenue. 
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5.6 Satisfaction of Draft St Leonards Crows Nest 2036 Plan requirements 

The requirements of the Draft St Leonards Crows Nest 2036 Plan for St Leonards South are satisfied as follows: 

– Consider accessibility to St Leonards and Crows Nest Stations: the site is located with a direct north-south 
link to St Leonards Station, which is the most direct route possible for the site. Internal footpaths also promote 
these connections. Station access is also considered regarding car parking requirements, with the St Leonards 
Station rates applying; 

– Improve active transport connections: the delivery of footpath connections east-west through the site provide 
the best possible connections to the stations by reducing the need to walk up steep grades for transport users 
across St Leonards South;  

– Consider cumulative traffic impacts: cumulative traffic impact modelling was undertaken in the previous 
stage of planning, which considered relevant uplift in the area. Consideration of the cumulative traffic impacts of 
the Draft St Leonards Crows Nest 2036 Plan uplift is proposed post-gateway. 

 

  



Greaton Developments  

St Leonards South – Greaton East Quarter Concept Development Application 56 
 

6.0 Conclusions and next steps 

6.1 Conclusions 

The Traffic and Transport Study indicates that the impacts of the planning proposal are able to be appropriately 
mitigated by the proposed infrastructure schedule. 

From a transport perspective, the proposal is consistent with the St Leonards South Planning Proposal and 
Department of Planning & Environment Draft St Leonards Crows Nest 2036 Plan. 

The scale of traffic impacts for the proposed development is minor and not significant relative to the other proposals 
in the area – comprising only 10% of the total St Leonards South yield. The total traffic generation is less than 35 
vehicles per hour in the peak periods. 

The site is topographically challenged, but the proposed east-west walking and cycling mitigate this so far as is 
practicable. The topography is significantly less steep along the east-west axis, so these links make the station easier 
to access. 

The Department of Planning & Environment Draft St Leonards Crows Nest 2036 Plan requirements are fully met by 
the proposal. 

6.2 Next steps 

After lodgement, the proponent will work with Council and other stakeholders to refine the proposal in line with 
comments. 
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Appendix A – Swept Path Assessment 
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• Gauging of standing groundwater level in the wells and performing of a rising head 
test in each well; 

• Calculation of the aquifer hydraulic conductivity; and 

• Provision of this letter report. 

SITE DESCRIPTION 

Site descriptions are based on a site inspection conducted by Geo-Logix on 25 February to 4 March 
2018. 

At the time of investigation the site consisted of 14 residential lots with single family dwellings, and 
comprised a portion of a residential neighbourhood bounded by Park Road, River Road and Holdsworth 
Avenue.  

The site sloped steeply down from north to south with minor retaining walls used to level individual lots. 
Significant rock outcropping associated with a very steep slope existed between the properties on Berry 
Road and Holdsworth Avenue and those on River Road.  

GROUNDWATER WELL INSTALLATION METHODOLOGY 

Soil borings MW1 and MW2 were completed using track mounted drill rigs utilising solid stem augers 
and rotary air hammer. Boring MW1 was drilled to 7.0 metres below grade (mbg) on 25 February 2019 
and boring MW2 was drilled to 7.4 mbg on 27 February 2019. During drilling the encountered soils were 
logged in accordance with the Unified Soil Classification System (USCS). The depth of encountered 
groundwater was logged for each well during drilling. 

Soil borings MW1 and MW2 were converted to groundwater monitoring wells. The wells were installed 
in accordance with Minimum Construction Requirements for Water Bores in Australia, Edition 3 
(NUDLC, 2012). The groundwater wells were constructed of Class 18, 50 mm diameter PVC pipe. 
Slotted PVC casing 3 m in length was installed from depths between 4.0 to 7.0 mbg in well MW1 and 
4.4 to 7.4 mbg in well MW2. A sand filter pack extended from the base of the borings to 1.0 m above 
the top of the slotted PVC casing and was sealed with 1.0 m of hydrated bentonite pellets above the 
sand pack. A cement grout was used to seal the borehole annulus to surface. The wells were finished 
to grade with a traffic rated steel gatic. Construction details are presented in the attached boring logs 
(Attachment A). 

AQUIFER HYDRAULIC CONDUCTIVITY TESTING 

Hydraulic conductivity of the saturated zone was determined by performing a rising head slug tests in 
each well on 4 March 2019. The rising head tests were completed by measuring the initial groundwater 
head elevation, removing a volume of water equal to 4–5 L from the well and recording the recharging 
head elevation at 30 second intervals over a period of 5–27 minutes, this testing process was repeated 
three times for each well. Slug test data is presented in Attachment B. The recovery data from the slug 
tests was solved utilising aquifer software Aqtesolv® to obtain a value for hydraulic conductivity (K). A 
saturated zone extending 3 m below the base of the well was assumed for the purpose of these 
calculations (This is not indicative of any actual saturated zone). Copies of the output from Aqtesolv® 
is provided in Attachment C. 
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GEOLOGY 

Regional 

The site is underlain by Triassic age Hawkesbury Sandstone of the Wianamatta group, comprised of 
medium to coarse grained quartz sandstone with very minor shale and laminite lenses. 

The majority of the onsite soil has been mapped as belonging to the Glenorie soil landscape typified by 
friable dark brown loam overlying hardsetting brown clay loam and reddish brown medium clay with a 
strongly pedal structure. The southern border of the site, comprising the properties along River Road, 
has been mapped as belonging to the Gymea soil landscape typified by loose coarse sandy loam 
underlain by yellowish brown clayey sand, sandy clay loam, sandy clay and light clay with a moderately 
to strongly pedal structure. The Gymea soil landscape is also characterised by shallow outcrops of 
Hawkesbury Sandstone. 

Encountered 

Encountered site geology comprised approximately 0.5 m of sandy fill. Natural soils comprised of 
yellowish orange clayey Sand (SC) from about 0.5–2.0 metres below grade (mbg), and were underlain 
by greyish orange pink to greyish pink weathered Sandstone. Sandstone competency appeared to 
increase with depth. 

HYDROGEOLOGY 

Regional 

No registered groundwater bores were identified within 500 m of the site. Groundwater is expected to 
follow regional topography and flow towards the nearest surface water, Berrys Creek, 175 m to the 
south. 

Encountered 

During drilling, groundwater was encountered in sandstone bedrock at 4.8 mbg in boring MW1 and at 
5.2 mbg in boring MW2, respectively equivalent to 61.9 and 57.9 metres Australian Height Datum 
(mAHD). After well installation and equilibration, stabilised groundwater was measured at 3.905 metres 
below top of casing (mBTOC) in well MW1 and 3.730 mBTOC in well MW2, respectively equivalent to 
62.695 and 59.340 mAHD. 

Based on Aqtesolv® calculations, aquifer hydraulic conductivity is estimated at 7.8×10-8 to 6.9×10-7 m/s, 
within the typical range of conductivities for sandstone (Freeze and Cherry, 1979). 

Groundwater is considered to exist as a semi-confined aquifer within sandstone bedrock. Actual 
groundwater inflow during construction will be highly dependent on intersected rock fractures. 

RECOMMENDATIONS 

Based on the results of this preliminary groundwater level investigation, onsite groundwater is not 
expected to affect constructability of the proposed development within the proposed building envelope. 

The results of this investigation are necessarily limited as access was only permitted to two site areas. 
Groundwater depth is expected to vary across the site due to differences in topography and infiltration. 
In particular, a groundwater discontinuity is expected between the portion of the site between Berry 
Road and Holdsworth Avenue and the lower elevation site area along River Road. Once further access 
to the site is available, additional groundwater investigation including installation of a more extensive 
groundwater monitoring network is recommended. Potential areas for investigation include: 
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• Installation of two additional wells to 7–8 mbg in properties on Berry Rd/Holdsworth 
Avenue and surveying of top of well elevations to determine the phreatic surface and 
hydraulic gradient of groundwater; 

• Installation of three wells in the properties at lower elevation along river road to 
determine the phreatic surface and hydraulic gradient of onsite groundwater in this 
area which is expected to be discontinuous from the northern portion of site; 

• Groundwater sampling and laboratory analysis may be conducted for dewatering 
assessment in accordance with the Sydney Coastal Councils Groundwater 

Management Handbook; and 

• Long term monitoring to evaluate seasonal groundwater elevation fluctuations. 

Please do not hesitate to contact Geo-Logix directly (02) 9979 1722 should you require further 
information. 

Yours sincerely 

 

 

 

Edward Lilly      Ben Pearce 
BSc Civil Engineering, MIEAust    BSc (Hons), CEnvP#321 
Senior Geotechnical Engineer    Principal 

FIGURES 

Figure 1: Site Location Map 

Figure 2: Site Map 

ATTACHMENTS 

Attachment A: Monitoring Well Logs 

Attachment B: Slug Test Data 

Attachment C: Aqtesolv® Reports 
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LIMITATIONS 

This report should be read in full, and no executive summary, conclusion or other section of the report 
may be used or relied on in isolation, or taken as representative of the report as a whole. No 
responsibility is accepted by Geo-Logix, and any duty of care that may arise but for this statement is 
excluded, in relation to any use of any part of this report other than on this basis.  

This report has been prepared for the sole benefit of and use by the Client. No other person may rely 
on the report for any purpose whatsoever except with Geo-Logix' express written consent. Any duty of 
care to third parties that would or may arise in respect of persons other than the Client, but for this 
statement, is excluded. 

Geo-Logix owns the copyright in this report. No copies of this report are to be made or distributed by 
any person without express written consent to do so from Geo-Logix. If the Client provides a copy of 
this report to a third party, without Geo-Logix's consent, the Client indemnifies Geo-Logix against all 
loss, including without limitation consequential loss, damage and/or liability, howsoever arising, in 
connection with any use or reliance by a Third Party. 

This report is based on the available project information and the subsurface information obtained by 
Geo-Logix. If there are any revisions to the plans for this project or if deviations from the subsurface 
conditions noted in this report are encountered during construction, Geo-Logix should be notified 
immediately to determine if there are consequences to the recommendations provided in this report. If 
Geo-Logix is not retained to perform these functions, Geo-Logix cannot be responsible for the impact 
of those conditions on the performance of the project. 

Unless otherwise expressly stated, Geo-Logix has assumed that the information and data contained in 
previous reports carried out by others and reviewed in preparation of this report are completely accurate 
and has not sought independently to verify the accuracy of the information or data. 

Where data from previous reports carried out by others has been incorporated into this report the data 
are reproduced in this report on the assumption that the data are accurate. Geo-Logix has not sought 
independently to verify the accuracy of this data and assumes no responsibility in respect of them. 

Where laboratory tests have been carried out by others on Geo-Logix' behalf, the tests are reproduced 
in this report on the assumption that the tests are accurate. Geo-Logix has not sought independently to 
verify the accuracy of those tests and assumes no responsibility in respect of them. 

The geotechnical engineer warrants that the findings, recommendations, specifications, or professional 
advice contained herein have been made in accordance with generally accepted professional 
geotechnical engineering practices in the local area at the time of this report. No other warranties are 
implied or expressed. 

This report has been prepared for the specific application to the proposed high density residential 
development located at 24-34 Berry Rd and 42-46 River Road, St Leonards NSW 2065. After the plans 
and specifications for the project are more complete the geotechnical engineer should be provided with 
the opportunity to review the final design plans and specifications to assess whether our engineering 
recommendations have been properly incorporated into the design documents. At that time, it may be 
necessary to submit supplementary recommendations. 
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EXECUTIVE SUMMARY 
BACKGROUND 
Greaton Development is preparing a Planning Proposal (the Greaton Proposal) for submission to Lane Cove 
Council (Council) for two development sites and a Council-proposed road in St Leonards. They comprise the 
allotments of 24-34 Berry Road, 23-31 Holdsworth Avenue, 42-46 River Road (East Quarter) and allotments of 27-
39 Berry Road, 26-36 Park Road (West Quarter and future east-west road). The development sites are collectively 
referred to as ‘the Site’.  

The Site is located within the Lane Cove Local Government Area and is within the St Leonards South Precinct 
(hereinafter referred to as “the Precinct”), an area of land covered by a Council-led planning proposal to deliver 
high-density residential uses with significant additional local infrastructure and green space.  

In July 2015, Council resolved to amend and support the St Leonards South Master Plan, and the proposed Lane 
Cove Local Environmental Plan (LEP) amendment to permit rezoning of the Precinct for higher density residential. 

The Council-led St Leonards South Planning Proposal (Planning Proposal 25) proposes controls in the LEP and 
DCP including the following changes: 

• Rezoning from R2 Low Density Residential Zone to R4 High Density Residential and RE1 Public Recreation. 

• Incentive Height and FSR controls triggered by: 

o Nominated amalgamation packages; and 

o Land dedication to community infrastructure including pedestrian paths, roads, open space and facilities. 

• Revised built form controls for setbacks, height in storeys, open space and landscaping, basement parking, 
and pedestrian and vehicle access.  

The draft LEP amendment was endorsed by the State Government’s ‘Gateway’ process in September 2016, 

subject to a number of supporting technical studies being undertaken. Public exhibition for the St Leonards South 
Residential Precinct Draft Plans and supporting studies was held in late 2017 through to January 2018. 

In March 2018, a Gateway extension to complete the St Leonards South Planning Proposal was granted to Council 
to allow for the release and consideration of the ‘St Leonards and Crows Nest Planned Precinct Draft Land Use 

Infrastructure and Implementation Plan’. This amended Gateway approval required that the NSW Government’s 

then-titled ‘Land Use and Infrastructure Plan’ (LUIP) for the wider lands within the St Leonards and Crows Nest 

‘Planned Precinct’ be publicly exhibited. 

AEC Group (AEC) has been engaged to prepare an Economic Impact Assessment (EIA) to analyse the likely 
economic impacts arising from redevelopment of the Site as envisaged in the Greaton Proposal. 

STRATEGIC CONTEXT AND THE PROPOSAL 
The Site is strategically located within a precinct identified for development into higher density dwellings. It is 
proximate to existing and future transport nodes (St Leonards Station and the future Crows Nest Metro Station are 
approximately 550m and 1km from the Site respectively) and retail services and amenity. 

The St Leonards and Crows Nest Planned Precinct (the Planned Precinct) which the St Leonards South Precinct 
is a part of, is expected to undergo significant transformation to realise the integrated transport and land use 
opportunities presented by the Crows Nest Metro Station to open in 2024.  

The Region Plan and District Plan affirm the significance of increasing housing in areas proximate to local services 
and transport infrastructure. Specifically, St Leonards status as a Strategic Centre reinforces the importance of 
providing adequate residential zoned land around a commercial core to enable more residents to benefit from 
access to goods and services in the centre. 
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Greaton Proposal 

The Greaton Proposal seeks to amend the planning controls applying to the Site under the Lane Cove LEP to: 

• Rezone of the Site from R2 Low Density Residential zone to R4 High Density Residential zone 

• Increase building height limits from 9.5m to heights of 15-31m (East Quarter) and 31-37m (West Quarter). 

• Increase the FSR from 0.5:1 and FSR 0.6:1 to an FSR of 2.75:1. 

• Alter the existing minimum lot size map to remove the site from the application of clause 4.1. 

• Amend clause 4.6 to provide that the maximum height and FSR development standards applying to the Site 
cannot be varied at the future development application stage.  

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

• Include a special provision to provide for the delivery of relevant community infrastructure applicable to the 
Site as previously identified by Council in Planning Proposal 25. 

The Greaton Proposal envisages redevelopment of the Site to approximately 377 apartments, incorporating a 
‘green spine’, an east-west public road and through-site links connecting Berry Road and Holdsworth Avenue.  

The East Quarter of the Site mostly aligns with the nominated amalgamation blocks (Area 18-20) in Planning 
Proposal 25 and is envisaged to be developed to controls consistent with the draft LEP and DCP controls. The 
Greaton Proposal proposes to shift provision of Council’s proposed pedestrian link slightly to the north. 

The West Quarter of the Site aligns with the nominated amalgamation blocks (Area 22). Though, we note two 
allotments in the north-west (26-28 Park Road) are not under Greaton’s ownership.  

Despite a smaller amalgamation block in the East Quarter, the Greaton Proposal incorporates delivery of public 
benefit outcomes with the provision of an east-west pedestrian path between Berry Road and Holdsworth Avenue.   

ASSESSMENT OF ECONOMIC IMPACTS 
On completion of development, the Site is expected to generate ongoing economic/ operational activity through: 

• Economic activity generated by new residents working from home (dispersed jobs).  

• Economic activity in the LGA as a result of direct expenditure of residents in the new dwellings. 

New households are expected to patronise businesses and centres in the Lane Cove LGA and beyond. The 
assessment of economic impacts is undertaken from the Lane Cove LGA perspective. A Base Case and a Proposal 
Case are developed for the purposes of comparison: 

• Base Case: The Base Case assumes the R2 Low Density Residential zone and FSR 0.5:1 and 0.6:1 remain 
unchanged. Existing buildings (25 detached dwellings) are assumed to continue in their existing use. 

• Proposal Case: The Proposal Case envisages planning control amendments to facilitate redevelopment of 
the Site into approximately 377 new apartments, north-south green spines, an east-west public road and east-
west pedestrian link and associated landscaping. 

Compared to the Base Case, the Proposal Case results in higher levels of economic activity through the direct and 
flow-on impacts associated (per annum) with increased household expenditure: 

• $34.8 million additional in output (including $14.8 million in direct activity). 

• $19.9 million additional contribution to Gross Regional Product (including $9.1 million in direct activity) 

• $10.8 million additional in incomes and salaries paid to households. 

• 160 FTE jobs (including 83 direct employees). 



EAST AND WEST QUARTER, ST LEONARDS EIA 

 
iv 

The assessment distinguishes economic impacts during the construction phase and those economic impacts that 
will be more permanent in nature following construction completion and operations commencement. 

During construction, the Proposal Case is estimated to support greater levels of economic activity, resulting in: 

• $159 million in output (including $74.6 million in direct activity). 

• $55 million contribution to GRP (including $15.1 million in direct activity). 

• $59.4 million in incomes and salaries paid to households. 

• 463 FTE jobs (including 148 directly employed in construction activity). 

CONCLUSION 
The Greaton Proposal demonstrates alignment with the objectives and aspirations of state planning policy: 

• Greater Sydney Region Plan. 

• North District Plan.  

Land that is close to existing employment centres and public transport networks is scarce and valuable. As cities 
grow there is commensurate pressure on scarce lands to be developed for a variety of uses. The benefits of 
enabling more intensive use of land which is a finite asset are therefore obvious.  

In the case of the Greaton Proposal, local and state government policy have identified the St Leonards South 
Precinct as suitable for higher density residential uses given its proximity to jobs, services and transport 
infrastructure.  

It is an unfortunate reality that despite an increase to FSR controls, some landowners will still not sell their sites to 
developers seeking to consolidate a development site. It therefore becomes necessary for planning authorities to 
adopt a flexible approach to delivery of development and infrastructure.  

The Greaton Proposal envisages a departure from Planning Proposal 25, specifically proposing an alternate 
amalgamation block in the East Quarter of (Area 18-20. While this would result in development on a smaller site, 
the spirit and intent of the provision of public benefit is preserved through the north-south green spine and 
pedestrian link enabling access between Berry Road and Holdsworth Avenue. 
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1. INTRODUCTION 
1.1 BACKGROUND 
Greaton Development (Greaton) is preparing a Planning Proposal (the Greaton Proposal) for submission to Lane 
Cove Council for two development sites in St Leonards comprising 27 allotments and collectively referred to as ‘the 

Site’. The development sites are described as follows: 

• East Quarter - 14 allotments between Berry Road and Holdsworth Avenue (24-34 Berry Road, 23-31 
Holdsworth Avenue, 42-46 River Road). 

• West Quarter - 13 allotments between Berry Road and Park Road (27-39 Berry Road, 26-36 Park Road), 
including a proposed east-west road.  

The Site is located within the Lane Cove Local Government Area and is within the St Leonards South Precinct 
(hereinafter referred to as “the Precinct”), an area of land covered by a Council-led planning proposal to deliver 
high-density residential uses with significant additional local infrastructure and green space. The Precinct pertains 
to the land bounded by River Road, Canberra Avenue, Park Road and Marshall Avenue. 

A Masterplan Study (the St Leonards South Master Plan) was undertaken by Lane Cove Council in December 
2014. The objective of the Masterplan was to recommend a development strategy for the Precinct which was 
identified as being within immediate proximity of St Leonards Station and suitable for increased density. The study 
noted that “Council foresaw a need to prepare for future growth pressures and work within its community to ensure 
any future development has regard to infrastructure capacity, the need for controlled growth (timing, zoning, 
heights) and improved amenity for both existing and new residents.” 

In July 2015, Council resolved to amend and adopt the St Leonards South Master Plan. Council also agreed to 
proceed with the proposal and to translate recommendations into a draft Local Environmental Plan (LEP), draft 
Development Control Plan (DCP), draft Development Contributions Plan and a draft Landscape Masterplan. 

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

In October 2017 Council resolved to exhibit the Draft LEP amendment for St Leonards South in conjunction with a 
proposed Draft DCP, Draft Landscape Masterplan and a Draft Development Contributions Plan for a period of 8 
weeks from 30 October 2017. The exhibition ended on 5 January 2018. 

In March 2018 Council resolved, inter alia, to seek an extension of time to complete the St Leonards South Planning 
Proposal (Planning Proposal 25) to allow for the public release and consideration of Department of Planning and 
Environment (DPE) St Leonards / Crows Nest Planned Precinct Draft Land Use Infrastructure and Implementation 
Plan. 

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

provided for an extension to the completion date for the Planning Proposal (Planning Proposal 25) to 2 June 2019. 

Draft Lane Cove LEP, DCP and Landscape Masterplan 

Planning Proposal 25 proposes controls in the LEP and DCP including the following changes: 

• Rezoning from R2 Low Density Residential Zone to R4 High Density Residential and RE1 Public Recreation. 

• Incentive Height and FSR controls triggered by: 

o Nominated amalgamation packages; and 

o Land dedication to community infrastructure including pedestrian paths, roads, open space and facilities. 

• Revised built form controls for setbacks, height in storeys, open space and landscaping, basement parking, 
and pedestrian and vehicle access. 
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Greaton Proposal 

The Greaton Proposal responds to the vision of a high density residential precinct with high quality open space, 
providing more homes close to jobs, as foreshadowed in local and state strategic planning documents. 

The Greaton Proposal would facilitate development of approximately 377 apartments, open space and pedestrian 
link. The Site comprises of an East Quarter and a West Quarter, aligning with the nominated amalgamation blocks.  

• East Quarter (24-34 Berry Road, 23-31 Holdsworth Avenue, 42-46 River Road) is a site that is two allotments 
short of Area 18-20 as nominated in Planning Proposal 25. The proposal nevertheless includes an east-west 
pedestrian link within the site, effectively moving the pedestrian path to the north. 

• West Quarter (27-37 Berry Road, 26-34 Park Road) is an amalgamation block as nominated as Area 22 in 
the Planning Proposal 25. While 26-28 Park Road are not under the ownership of Greaton Development, the 
Greaton Proposal has incorporated this in their development scheme to understand the benefits achieved 
should Area 22 be redeveloped as envisaged in Planning Proposal 25. 

A local road (straddling 36 Park Road and 39 Berry Road) is identified to be required south of Area 22 and is 
marked on the draft Land Reservation Acquisition Map. The Planning Proposal package provides that land 
identified for reservation will be acquired and valued as if it was able to be developed at the same scale as adjacent 
lots (i.e. with an FSR of 2.75:1). 

The Greaton Proposal seeks to amend the planning controls applying to the Site under the Lane Cove LEP to: 

• Rezone of the Site from R2 Low Density Residential zone to R4 High Density Residential zone 

• Increase building height limits from 9.5m to heights of 15-31m (East Quarter) and 31-37m (West Quarter). 

• Increase the FSR from 0.5:1 and FSR 0.6:1 to an FSR of 2.75:1. 

• Alter the existing minimum lot size map to remove the site from the application of clause 4.1. 

• Amend clause 4.6 to provide that the maximum height and FSR development standards applying to the Site 
cannot be varied at the future development application stage.  

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

• Include a special provision to provide for the delivery of relevant community infrastructure applicable to the 
Site as previously identified by Council in Planning Proposal 25. 

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

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

sites and the St Leonards South area while this plan is being finalised.” It is therefore clear that it is open to Council 
to progress the Planning Proposal 25 ahead of finalisation of the Draft 2036 Plan. Notwithstanding, Council has 
signalled an intention not to do so.   

1.2 SCOPE AND PURPOSE 
AEC Group (AEC) has been engaged to prepare an Economic Impact Assessment (EIA) to analyse the likely 
economic impacts arising from redevelopment of the Site as envisaged in the Greaton Proposal. 

In order to assess the economic impacts, a Base Case and Proposal Case are developed.  

• Base Case: The Base Case assumes the R2 Low Density Residential zone and FSR 0.5:1 and FSR of 0.6:1 
remain unchanged. Existing buildings (25 detached dwellings) are assumed to continue in their existing use. 
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• Proposal Case: The Proposal Case envisages planning control amendments to facilitate redevelopment of 
the Site into approximately 377 new apartments, north-south green spines, east-west pedestrian links and 
associated landscaping. 

The purpose of the EIA is two-fold: 

1 To consider the merits of the Proposal from a strategic planning and market perspective, specifically the role 
of the Site to provide housing opportunities and enabling economic activity.  

2 To carry out economic modelling to assess the economic impacts of the Proposal and to understand the 
opportunity cost of the Base Case. 

1.3 STRUCTURE OF STUDY 
The Economic Impact Assessment is structured in the following manner: 

• Chapter 2: Site Context  

This chapter provides an overview of the Site including its location and surrounds, strategic planning context 
and implications for the Site. 

• Chapter 3: Baseline Research 

This chapter examines the socio-demographic profile and employment profile of the St Leonards South 
Precinct and the St Leonards Employment Area, noting historical trends, the nature and characteristics of 
residents and business activity and potential for future growth as espoused in key strategic planning objectives.  

The research provides insight into the profile of current residential demand, the nature of business and 
employment activity in the St Leonards Employment Area and concludes respective implications for the Site. 

• Chapter 4: Economic Impact Assessment 

This chapter assesses the economic impacts of future development on the Site by estimating impacts resulting 
from population activity resulting from additional dwellings. 

• Chapter 5: Policy Assessment 

This chapter reviews and translates the key findings from Chapters 2 to 4 and applies them in the assessment 
of the Greaton Proposal against policy considerations.   
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2. SITE CONTEXT 
2.1 LOCATION 

The Site is located in the suburb St Leonards and comprises a total of 27 allotments, arranged in two development 
sites - East Quarter and West Quarter: 

• East Quarter (24-34 Berry Road, 23-31 Holdsworth Avenue, 42-46 River Road) is bounded by Berry Road (on 
the west) and Holdsworth Avenue (on the east). 

• West Quarter (27-37 Berry Road, 26-34 Park Road) is bounded by Park Road (on the west) and Berry Road 
(on the east).  

A public road proposed by Council is located immediately south of the West Quarter over two allotments (39 Berry 
Road and 36 Park Road). These are additionally owned by Greaton. 

Figure 2.1: The Site 

 
Source: AEC 

The Site is currently improved by detached dwellings of varying ages, typically on blocks circa 600sqm. Collectively, 
the Site is understood to bear an approximate site area of circa 12,005sqm. Newlands Park is approximately 200m 
east of the Site and is identified as a public space within the St Leonards South Precinct Masterplan. 

Access to the Site is via Pacific Highway and St Leonards station, approximately 550m to the Site’s north. 

Additionally, Wollstonecraft Station and the future Crows Nest Metro Station are approximately one kilometre south 
and east of the Site, respectively. 

The Site is located in the south-west corner of the St Leonards South Precinct (the Precinct), which is an area of 
land bounded by the River Road (south), Canberra Avenue (east), Marshall Avenue (north) and Park Road (west). 
The Precinct is currently the subject of a Council-led planning proposal (the St Leonards South Planning Proposal 
or Planning Proposal 25) to deliver high-density residential uses with significant additional local infrastructure and 
green space. Figure 2.2 illustrates the St Leonards South Precinct. 

The Precinct is strategically located proximate to existing and future public transport nodes, and major employment 
hubs. Figure 2.2 illustrates the Precinct’s locational context. 
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Figure 2.2: St Leonards South Precinct 

 
Source: LCC (2017)  

Planning Proposal 25 outlines the nominated amalgamation patterns for the Precinct and is depicted in Figure 2.3. 

Figure 2.3: St Leonards South Precinct, Proposed Amalgamation Patterns 

 
Source: Lane Cove Council (2016) 

The Site straddles numerous nominated amalgamation blocks, specifically those of Areas 18, 19 and 20 (East 
Quarter) and Area 22 (West Quarter). 

Table 2.1 outlines the respective allotments in each amalgamation block and the proposed east-west public road. 
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Health and Research 

The Royal North Shore Hospital (RNSH) campus is located along Westbourne Street with a site area of nearly 13 
hectares. It is located approximately 750m from the Site.  

The RNSH is an A1 principal referral hospital and NSW trauma centre, being the principal hospital for the North 
Sydney Local Health District and provides a variety of specialist clinical services State-wide. The RNSH 
accommodates 700 beds with over 150 emergency beds and is understood to have treated over 83,500 emergency 
department presentations over the 2016-2017 period (Bureau of Health Information, 2018).  

The RNSH is a major teaching hospital for the Sydney Medical School (University of Sydney) and provides Allied 
Health and nursing teaching programs for students from the University of Technology, Australian Catholic 
University and nearby TAFE St Leonards.  

Located on the RNSH campus is the Kolling Institute of Medical Research within the 10-storey ‘Kolling Building’. 

The Kolling Institute is a major medical research facility specialising in research into early childhood diseases, 
acute and critical care, chronic diseases and ageing.  

The North Shore Private Hospital (NSPH) is located along Reserve Road. The 2.2ha site includes both the NSPH 
and recently constructed six-level RNSH decked carpark. The NSPH comprises a total of 313 beds and provides 
a range of specialist services; it is also a teaching hospital for the University of Sydney. 

Crows Nest Village 

Crows Nest Village is approximately 1.8km from the Site and provides a range of retail and non-retail uses, 
anchored by the ‘eat street’ on Willoughby Road and the recently redeveloped Woolworths Crows Nest. Whilst the 
majority of business activity in Crows Nest is comprised of population-serving and hospitality-based businesses 
(including financial instutitions, liquor stores, personal services and specialty stores), many commercial offices are 
observed to co-locate with retailers in mixed used developments. Smaller, design-based businesses seeking a 
smaller office space are the common occupiers in commercial offices in Crows Nest. 

Whilst Crows Nest does not have a train station, existing bus links provide connections to St Leonards Station and 
the Sydney CBD. The Sydney Metro City and Southwest, which is currently under construction, will provide 
residents and workers with a metro rail line connecting Crows Nest to the Sydney CBD and Sydney’s north-west 
suburbs. 

2.1.2 Sydney Metro City and Southwest 

Sydney Metro City and Southwest is Stage 2 of the Sydney Metro program, which will provide a turn up and go 
metro rail service from Chatswood to Sydenham, with new metro stations to be delivered at Crows Nest, Victoria 
Cross, Barangaroo, Martin Place, Pitt Street and Waterloo. Tunneling works are currently underway, with the new 
metro line expected to commence operations in 2024. 

The future Crows Nest Metro Station will be located along Pacific Highway within 1km from the Site and act as an 
anchor for new mixed use development around the station. Additionally, the Crows Nest Metro Station will also 
serve as a southern gateway to St Leonards health and education precinct. 

2.2 STRATEGIC PLANNING 

2.2.1 A Metropolis of Three Cities - Greater Sydney Region Plan (2018) 

A Metropolis of Three Cities (the Region Plan) was finalised in March 2018 and outlines a vision for the Greater 
Metropolitan Sydney region to 2056 with a 20 year plan to support this vision. The Region Plan states that Greater 
Sydney is growing and that by 2036, the NSW Government will need to deliver over 725,000 new homes for an 
additional 1.36 million people, and places for 817,000 additional jobs. 

The Region Plan proposes that in order to deliver these new homes, housing and infrastructure, policy will need to 
adapt to ensure that Sydney is:  
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• A city of housing choice, with homes that meet our needs and lifestyles. Urban renewal is essential to meet 
the demand for new housing in Sydney. 

• Supported by local centres which are a focal point for neighbourhoods, integrate public transport access and 
provide day-to-day services for local populations. 

• A great place to live with communities that are strong, healthy and well. 

Growth centred around strategic centres is essential for the successful delivery of the Region Plan’s priorities and 

objectives. The Region Plan includes a focus for strategic centres to support residents through the provision of 
accessible retail, employment and services available with walkable catchment and with good levels of accessibility.   

St Leonards is located in the North District of Greater Metropolitan Sydney. St Leonards is identified as a Strategic 
Centre and Health and Education Precinct and is considered major asset along the well-connected Eastern 
Economic Corridor from Macquarie Park to Sydney Airport. 

Ten Directions, each comprised of a series of objectives are articulated to deliver and monitor the Region Plan. 
The objectives of direct relevance to the Greaton Proposal are: 

• Objective 10: Greater housing supply. 

• Objective 14: Integrated land use and transport creates walkable and 30-minute cities. 

• Objective 15: The Eastern, GPOP and Western Economic Corridors are better connected and more 
competitive. 

• Objective 21: Internationally competitive health, education, research and innovation precincts. 

• Objective 22: Investment and business activity in centres. 

Objective 10 

Greater Sydney’s growing population will need to be supported with a greater number and more diverse range of 
housing options. Crucial factors when considering increased housing capacity include an acute awareness of 
locational attributes of existing infrastructure and its capacity to foster a well-connected city. 

Development of housing targets will help inform preparation of councils’ housing strategies. The 0-5 year targets 
are reflective of the existing development pipeline and provide a focus for infrastructure delivery. Beyond that, 
councils are to identify areas suitable for housing supply beyond 5 years and attributes of suitable areas for housing 
supply beyond 10 years.  

A place-based planning approach to developing housing strategies will ensure that new residential development 
will result in housing in the right locations and high quality urban outcomes. 

Figure 2.4 shows the areas across Greater Sydney which are earmarked for growth, including the St Leonards and 
Crows Nest which is identified as a Growth Area. 
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Figure 2.4: Preferred Locations for Future Housing Consideration 

 
Source: GSC (2018a) 

Objective 14 

Integrated land use and transport planning will maximise the benefits of productivity, efficiency and competitiveness 
in Greater Sydney’s economy. Transport initiatives and a clear understanding of the long-term spatial pattern of 
land-use activities will support the delivery of 30-minute cities by alleviating congestion, and promoting walkable, 
pedestrian-orientated precincts. 

Objective 15 

The Region Plan seeks to strengthen economic opportunities in existing and developing economic corridors, to 
optimise agglomeration benefits and boost productivity with increased investment and opportunities for new and 
existing businesses. 

The Eastern Economic Corridor benefits from strong road links and public transport access, which enables the 
connectivity of businesses and a diverse labour pool. The Site is located along the Eastern Economic Corridor, 
proximate to the St Leonards commercial office precinct (discussed further in Objective 22) and the Royal North 
Shore Hospital. The Site’s proximity to these major assets is significant in improving accessibility to employment 
areas, thus an advantageous location for facilitating increased residences. 
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Objective 21 

The Region Plan identifies St Leonards as one of 13 health and education precincts. A key imperative of Objective 
21 is the development of select health and education precincts into more advanced precincts, referred to as 
‘Innovation Districts’. Locating new dwellings development proximate to the St Leonards Health and Education 
Precinct will enable businesses to have access to a greater resource pool and provide housing closer to a key 
employment centre.  

Objective 22 

As Greater Sydney continues to grow, there will be need for additional retail floorspace but also standalone office 
developments to accommodate a significant increase in office jobs. To maximise the liveability, productivity and 
sustainability benefits of all centres, the Region Plan anticipates: 

• Managing and expanding the network of existing centres. 

• Planning and growing new centres. 

• Monitoring development and activity trends and changes in centres. 

A hierarchy of centres is established in managing Greater Sydney’s network of centres: metropolitan centres, 
strategic centres and local centres.  

Strategic centres are important within the hierarchy, serving to attract investment, business activity and jobs to 
provide access to a wide range of jobs, goods and services close to homes and to support the 30-minute city.  

The expectations of strategic centres include: 

• High levels of and flexibility for private sector investment. 

• Co-location of a wide mix of land uses including residential. 

• High levels of amenity and walkability and being cycle friendly. 

• Areas identified for commercial uses, and where appropriate, commercial cores.  

As a strategic centre St Leonards is expected to accommodate homes close to the goods and services provided 
and support the 30-minute city. A balance is required to provide adequate mixed-use or residential zoned land 
around a commercial core to allow new residents to benefit from access and services in centres.  

2.2.2 North District Plan 

In March 2018, the Greater Sydney Commission finalised the North District Plan (the District Plan), setting out 
priorities and actions for Greater Sydney's North District.  

The proposed priorities and actions for a productive and liveable North District focused on planning a city of people 
and of great places as well as a supply of a range of housing and employment opportunities. It is guided by the 
aim of establishing 30-minute cities, where people are 30 minutes from jobs and services by public transport and 
30 minutes from local services by active transport. This is projected to be achieved by responding to the planning 
priorities outlined in the District Plan.  

St Leonards is identified in the District Plan as a Strategic Centre and as a health and education precinct. The 
Centre is anticipated to have job growth from an estimated 47,100 jobs in 2016 to between 54,000 and 63,500 jobs 
by 2036. The relevant approaches set to strengthen St Leonards include: 

• Leverage the new Sydney Metro Station at Crows Nest to deliver additional employment capacity. 

• Grow jobs in the centre. 

• Reduce the impact of vehicle movements on pedestrian and cyclist accessibility. 

• Deliver new high quality open space, upgrade public areas, and establish collaborative place-making initiatives. 
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While the St Leonards Strategic Centre is outlined for commercial and services growth, the District Plan also 
outlines the need for additional housing in close proximity to centres and services. A housing supply target is set 
for the Lane Cove LGA for an additional 1,900 dwellings to be delivered between 2016 and 2021, which includes 
the dwellings identified by Council to be delivered in the Precinct. 

The District Plan outlines a number of key Planning Priorities in order to fulfil the primary objectives of delivering a 
productive, liveable and sustainable city, some of which include: 

• Priority N5: Providing housing supply, choice and affordability, with access to jobs, services and public 
transport. 

• Priority N9: Growing and investing in health and education precincts. 

• Priority N10: Growing investment, business opportunities and jobs in strategic centres. 

• Priority N12: Delivering integrated land use and transport planning and a 30-minute city. 

Priority N5 

This Priority relates to Objective 10 of the Region Plan. While the St Leonards Strategic Centre is outlined for 
commercial and services growth, the District Plan also outlines the need for additional housing in close proximity 
to centres and services. A housing supply target is set for the Lane Cove LGA for an additional 1,900 dwellings to 
be delivered between 2016 and 2021, which includes the dwellings identified by Lane Cove Council to be delivered 
in the St Leonards South Precinct.  

Priority N9 

This Priority gives effect to Objective 21 of the Region Plan. St Leonards is one of three health and education 
precincts in the North District. Housing location and choice for key workers and students is pivotal, and considered 
economic infrastructure with regard to the health and education precincts. Housing opportunities for students and 
workers should ideally be located within 30 minutes of a health and education precinct. 

Priority N10 

Priority N10 relates to Objective 22 of the Region Plan, stating that Strategic Centres will be the focus of public 
transport investments to deliver the 30-minute city objective. Supporting employment growth is pivotal to the growth 
of Strategic Centres, and adequate mixed-use or residential zoned land around the commercial core is essential 
in ensuring that new residents can benefit from access to centres. Delivering these new dwellings within walking 
distance of strategic centres should not constrain commercial and retail operations, but should contribute to a sense 
of vibrancy and encourage public transport use.  

Priority N12 

Priority N12 gives effect to Objective 14 of the Region Plan. As the North District evolves, planning and investment 
will need to recognize the need to reduce commute times and improve access to centres and workplaces. Planning 
and investment will need to integrate land use, transport and infrastructure to enable transport initiatives to support 
land use outcomes. 

2.2.3 St Leonards and Crows Nest 2036 (2018) 

In July 2016, the then Minister for Planning announced the strategic planning investigation of the St Leonards and 
Crows Nest Station Precinct (‘the Precinct’). The Precinct is identified as a Strategic Centre in the North District 
Plan, and holds a unique opportunity for renewal and activation due to its importance as a key employment centre 
in Sydney and the new Sydney Metro station set to open in 2024.  

In August 2017, DPE released an Interim Statement for the St Leonards and Crows Nest Precinct, identifying the 
key assets, employment review, draft vision, objectives, guiding principles, character areas. 

The key opportunities and key considerations for the Residential - St Leonards South character area (Area 5) were: 

• St Leonards South is proposed to be a higher density residential area over time; 
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• Increased densities will be focused on those areas closest to St Leonards station; and 

• Key matters for consideration include traffic, access and connections, provision of open space, schools and 
minimising overshadowing 

Figure 2.5: Proposed Character Areas 

 

Source: DPE 

This draft planning package for St Leonards and Crows Nest 2036 Plan was placed on exhibition from October 
2018 until 8th February 2019.  

The draft 2036 Plan recommends that Lane Cove Council’s Planning Proposal for St Leonards South Precinct be 

sent for review by the Independent Planning Commission to ensure consistency with the wider Precinct directions. 

2.2.4 St Leonards South Planning Proposal (2017) 

In December 2014, a Masterplan Study (the St Leonards South Master Plan) was undertaken by Council to 
recommend a development strategy for the Precinct. The Precinct was recognised as an appropriate location to 
accommodate growth, aligned with the then Sydney Metropolitan Strategy directions for housing growth close to 
services and transit-oriented development. 

In July 2015, Council resolved to amend and support the St Leonards South Master Plan, and the proposed Lane 
Cove Local Environmental Plan (LEP) amendment, to permit the rezoning of the Precinct for the purposes of higher 
density residential development. 

In September 2016, the draft LEP amendments were endorsed by the State Government's 'Gateway' process, 
subject to a number of supporting studies being undertaken. These studies were undertaken for Design, Transport 
and Accessibility, Heritage, Economic Review, Contributions, Community Facilities and other factors.  

Between late 2017 through to January 2018, the St Leonards South Residential Precinct Draft Plans (the Draft 
Plans) and supporting studies were publicly exhibited for community feedback. 

In March 2018, a Gateway extension to complete the St Leonards South Planning Proposal (Planning Proposal 
25) was granted to Council to allow for the release and consideration of the 'St Leonards and Crows Nest Planned 
Precinct Draft Land Use Infrastructure and Implementation Plan'. This amended Gateway approval required that 
the NSW Government's then-titled 'Land Use and Infrastructure Plan' (LUIP) for the wider lands within the St 
Leonards and Crows 'Planned Precinct' be publicly exhibited. 
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The Council-led Planning Proposal 25 sought to amend the Lane Cove Local Environment Plan (2009) including: 

• To rezone the Precinct from R2 Low Density Residential zone to R4 High Density Residential Zone. 

• To increase the existing FSR of 0.5:1 to 2:1. 

• To increase the building height limits from 9.5m to 25m. 

The Master Plan and Planning Proposal 25 demonstrate alignment with the relevant Objectives and Priorities in 
the Region Plan and North District Plan outlined in section 2.2.1 and section 2.2.2. 

2.3 IMPLICATIONS FOR THE SITE 
The Site is located within a precinct identified for development into higher density dwellings. It is proximate to 
existing and future transport nodes (St Leonards Station and the future Crows Nest Metro Station are approximately 
550m and 1km from the Site respectively) and retail services and amenity. 

The St Leonards and Crows Nest Planned Precinct (the Planned Precinct) which the St Leonards South Precinct 
is a part of, is expected to undergo significant transformation to realise the integrated transport and land use 
opportunities presented by the Crows Nest Metro Station to open in 2024.  

The Region Plan and District Plan affirm the importance of increasing housing in areas proximate to local services 
and transport infrastructure. Specifically, St Leonards status as a Strategic Centre reinforces the importance of 
providing adequate residential zoned land around a commercial core to enable more residents to benefit from 
access to goods and services in the centre. 

The Greaton Proposal responds to the objectives and directions of the Region Plan and District Plan and Council’s 

Planning Proposal 25 specifically: 

• Rezone of the Site from R2 Low Density Residential zone to R4 High Density Residential zone 

• Increase building height limits from 9.5m to heights of 15-31m (East Quarter) and 31-37m (West Quarter). 

• Increase the FSR from 0.5:1 and FSR 0.6:1 to an FSR of 2.75:1. 

• Alter the existing minimum lot size map to remove the site from the application of clause 4.1. 

• Amend clause 4.6 to provide that the maximum height and FSR development standards applying to the Site 
cannot be varied at the future development application stage.  

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

• Include a special provision to provide for the delivery of relevant community infrastructure applicable to the 
Site as previously identified by Council in Planning Proposal 25. 

The East Quarter aligns with the nominated amalgamation blocks (Area 18-20) in Council’s Planning Proposal and 

is envisaged to be developed to controls consistent with the draft LEP and DCP controls. The Greaton Proposal 
proposes to shift the east-west pedestrian link further to the north than envisaged in the draft LEP controls. 

The West Quarter aligns with the nominated amalgamation block (Area 22). Though, we note two allotments in the 
north-west (26-28 Park Road) are not under Greaton’s Ownership.  

It is an unfortunate reality that despite an increase to FSR controls, some landowners will still not sell their sites to 
developers seeking to consolidate a development site. It therefore becomes necessary for planning authorities to 
adopt a flexible approach to delivery of development and infrastructure.  

Despite a smaller amalgamation block in the East Quarter, the Greaton Proposal nevertheless incorporates delivery 
of public benefit outcomes with the provision of an east-west pedestrian connection between Berry Road and 
Holdsworth Avenue. 

The proposed east-west public road adjacent to and south of Area 22 is on two allotments owned by Greaton.  
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3.3.2 Commercial Uses 

The St Leonards and Crows Nest office market is one of the North Shore’s major office markets, comprising just 

over 307,000sqm of commercial office space (Knight Frank, 2018). Commercial land uses are primarily clustered 
along Pacific Highway and around the St Leonards train station; older-style commercial buildings characterise the 
market and account for circa 67% of total stock (Knight Frank, 2018). 

Commercial offices accommodate a diverse range of uses, though the most significant being media, information 
and technology and medical and health care businesses. Major occupiers include IBM, Cardno, Medibank, Toyota 
Financial Services, Ramsay Health Care, SomnoMed Australia and Aspen Pharmacare. The St Leonards 
commercial office precinct forms part of the broader St Leonards Strategic Centre. 

Office stock withdrawals and strong absorption levels have resulted in a reduction to the overall vacancy rate from 
11.1% circa March 2018 to 9.9% in July 2018. As a result, rental growth for the prime office market has experienced 
its largest annual increase since 2007, increasing 8.1% from July 2017 to July 2018, translating to prime gross face 
rents of $717/sqm. 

Future supply of office stock to be delivered in the medium to long term is reasonable, with the majority of new 
office stock to be delivered from the construction of the Royal North Shore Hospital Site (which has been 100% 
pre-committed to the NSW Government tenants) and the Gore Hill Technology Park (Lot 6, 2019-247 Pacific 
Highway) injecting circa 56,000 sqm of masterplan space. Beyond this, notable additions to the commercial office 
market will be part of mixed use developments, including approximately 19,000sqm of commercial floorspace in 
88 by JQZ, and circa 4,200sqm at St Leonards Square. 

Market demand for commercial floorspace is observed to have been sustained over the past 12 months spurred 
by constrained supply in the Sydney CBD along with growing market momentum associated with future delivery of 
the Crows Nest Metro Station. 

3.3.3 Retail Uses 

A range of retail land uses are accommodated across St Leonards and Crows Nest, with the key retail offer situated 
within high street retail, in standalone buildings or co-located with commercial office suites. 

For convenience or top-up shopping, residents and workers will likely patronise the Coles in St Leonards Forum 
Plaza and the Woolworths Crows Nest, which are full line supermarket majors, co-located with specialty retailers. 

Those performing their weekly grocery shop are also well-catered for by Coles St Leonards and the Woolworths 
Crows Nest. In 2016, Coles Group Property Developments submitted a development application redevelopment of 
Crows Nest Plaza into a four-storey mixed use development, including two levels of retail. The proposed retail 
component of the redevelopment will include an expanded Franklins supermarket, a new Coles supermarket and 
a mini-major store, as well as provision of specialty floorspace.  

Higher order shopping is typically associated with department stores and boutique retailers which offer a range of 
fashion apparel, jewellery and small household appliances. Residents and workers wishing to perform higher order 
shopping are likely to travel to Chatswood, where there are two department stores (Myer and David Jones) and 
specialty retail within the Chatswood Chase Shopping Centre and the Westfield Chatswood.  

Experiential shopping in St Leonards and Crows Nest is generally focused along the ‘eat street’ along Willoughby 

Road, which provides a broad range of dining options in an alfresco setting.  

While there are a range of retail and non-retail occupiers in St Leonards, the analysis in section 3.2.1 indicates a 
decline in Population-serving jobs over the 2011-2016 period. 

  



EAST AND WEST QUARTER, ST LEONARDS EIA 

 
23 

3.4 IMPLICATIONS FOR THE SITE 

Socio-demographic Profile 

The Precinct experienced higher population growth than the Lane Cove LGA, expectedly given the delivery of 
apartments on Duntroon Avenue. Residents in the Precinct are notably young, with higher proportions of residents 
aged 25-44 years and 70% of residents aged 44 years or younger.  

Between 2011 and 2016, couple households with no children increased as a proportion of total households in the 
Precinct from 46% to 54%, while single parent families decreased from 11% to 5%. This change is conceivably 
brought about by new residents relocating to the Precinct on Duntroon Avenue. 

Residents in the Precinct (and indeed the Lane Cove LGA) are generally well educated and relatively affluent. 
Despite this, housing affordability is still fragile, with median house prices and median rents far outstripping incomes 
growth over the 2011-2016 period.  

A strong desire to remain in the local area is observed, with residents generally choosing to remain close to 
established social connections. This is commensurate with the need to ensure appropriate choice of housing to 
suit different household types (including younger people forming new households and older people without 
children). Despite family households dominating household composition, single and two-person households 
comprise about 50% of total households in the LGA. 

Apartment living close to a CBD and major commercial centre with access to transport links that will provide 
households the ability to access a housing product in their local area is equally important for housing choice. 

Business and Investment in St Leonards Centre 

The St Leonards commercial centre is approximately 550m from the Site and incorporates a range of business 
activity including the St Leonards train station. Key findings are summarised as follows: 

• Employment in Health & Education as well as Information, Media & Telecommunications grew strongly over 
the 2011-2016 period, with almost 3,000 new workers added in these two sectors alone.  

• Despite strong growth in the Health & Education and Information, Media & Telecommunications sectors, the 
growth was offset by employment in other sectors that either remained stagnant or declined marginally.  

• Population-serving employment declined over the period. 

• Knowledge-intensive employment is the dominant broad industry classification in the St Leonards employment 
area, however overall growth has been muted with losses experienced in Professional, Scientific & Technical 
Services and Financial & Insurance Services.  

The decline in some knowledge-intensive employment sectors in St Leonards is consistent with the older-style and 
quality of commercial office floorspace available in the St Leonards CBD. While the average quality of commercial 
floorspace is a weakness in the St Leonards office market, the overall urban and retail amenity of any commercial 
centre is equally important in making it an attractive destination for business investment and activity.  

A variety of food and beverage outlets, convenience shopping and specialty shops, entertainment and lifestyle 
options together contribute to the vibrancy and sustainability of a strategic centre such as St Leonards. They 
strengthen its desirability not just as an employment and business destination but also as a place to live.  

Opportunity for the Site 

The Greaton Proposal will deliver approximately 377 dwellings approximately 550m from St Leonards train station. 
The capacity to provide housing close to transport and employment is a key tenet in delivering a 30-minute city, as 
espoused in government strategic planning objectives.  

The decline (albeit marginal) of population-serving jobs detracts from the overall amenity in the centre. The addition 
of a diversity of housing stock in the Precinct and areas in the vicinity of the St Leonards CBD would address not 
only the demonstrated desire of local residents to remain in the local area, but also contribute to the economic 
activation of the St Leonards strategic centre by growing the pool of household spend available to sustain demand 
for services. The Greaton Proposal would therefore contribute to arrest the decline in Population-serving sectors. 
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• Construction Phase: Construction activity will draw resources from and thereby generate economic activity 
in the Lane Cove LGA as well as from outside the LGA. Assumptions are made on the proportion sourced from 
within and from outside the LGA. 

• Operational Phase and Housing Impacts: Following construction completion, the Site is expected to 
generate additional ongoing economic/ operational activity through dispersed jobs and increased household 
expenditure: 

o Dispersed jobs: Additional economic activity occurring as a result of employment activity from net new 
‘dispersed jobs’, i.e. residents who work from home. 

o Household Expenditure: Additional economic activity would occur in the Lane Cove LGA as a result of 
direct expenditure of net new households, i.e. the increased number of households who live in the new 
dwellings.  

Refer to Appendix A for a description of the drivers and assumptions that underpin the assessed economic impacts.  

4.3 ECONOMIC ACTIVITY AND IMPACTS 
The economic impacts/ contribution can be traced through the economic system via: 

• Direct impacts, which are first round of effects from direct operational expenditure on goods and services. 

• Indirect Impacts (Flow-on impacts), which comprise the second and subsequent round effects of increased 
purchases by suppliers in response to increased sales. Flow-on impacts can be disaggregated to: 

o Indirect Impact (Type I) represents production induced support activity a result of additional expenditure 
by the industry experiencing the stimulus on goods and services in the intermediate usage quadrant, and 
subsequent round effects of increased purchases by suppliers in response to increased sales. 

o Indirect Impact (Type II) represents the consumption induced activity from additional household 
expenditure on goods and services resulting from additional wages and salaries paid within the economic 
system. 

The premise behind Type I and Type II indirect impacts applies across both the construction and operations phase, 
except the impacts on industry will be different. For example, Type I impacts during the construction phase may 
include professional services (e.g. architects, engineers) and manufacturing (steel, construction materials) while 
examples of Type I impacts during the operations phase may include manufacturing (food and beverage and 
related) and administrative and support services (e.g. building cleaning, employment services,). 

4.3.1 Construction Phase 

The economic impacts during the Construction Phase are assessed for the Proposal Case only, as there is no 
redevelopment or construction activity in the Base Case. 

Proposal Case 

Economic activity generated by businesses and workers in the Lane Cove LGA is expected to be supported direct 
and flow-on impacts arising during construction: 

• $159 million in output (including $74.6 million in direct activity). 

• $55 million contribution to GRP (including $15.1 million in direct activity). 

• $59.4 million in incomes and salaries paid to households. 

• 463 FTE jobs (including 148 directly employed in construction activity). 









EAST AND WEST QUARTER, ST LEONARDS EIA 

 
29 

4.4.3 Contribution to Housing 

The Greaton Proposal envisages approximately 377 dwellings compared to the 25 existing dwellings in the Base 
Case.  

The Sydney metropolitan area is experiencing significant demand for housing amid housing affordability issues, 
largely as a result of population growth. As a response, State government is focused on ensuring that the planning 
system facilities increased opportunities for housing.  

The Greater Sydney Region Plan and North District Plan emphasise the importance of ensuring housing supply 
and choice, and housing affordability which is facilitated close to jobs, services and public transport. 

Housing Supply 

Lane Cove LGA recorded a population of more than 36,000 residents in 2016, which is projected to grow at an 
average rate of 2% per annum up to 2036, whilst dwellings, which were recorded at over 15,500 in 2016 are 
projected to grow by 1.7% per annum on average over the same time period.  

Household sizes across the LGA are observed to have decreased between 2011 and 2016, with 2.3 persons per 
dwelling in 2016, compare to 2.4 persons per dwelling in 2011. 

With growth rates of projected population outstripping that of projected dwellings, a dwellings deficit could be the 
result, particular if the trend towards smaller household sizes continues. It is reasonable to expect that as the 
opening of the Sydney Metro City and Southwest draws closer, there will be sustained and increased interest for 
smaller dwellings proximate to the new Crows Nest Metro Station, particularly from lone person or couple 
households who favour proximity to transport and retail amenity. 

The provision of 377 new dwellings on the Site constitutes a strong positive economic impact. 

Integrated Land Use and Transport 

The Greater Sydney Region Plan and North District Plan emphasise the significance of co-locating activities in 
strategic centres and attracting residential development proximate to centres and transport infrastructure. 

Growing market appetite for multi-dwelling living and a desire to live closer to retail and transport amenity has 
resulted in strong market response to new developments in St Leonards and many areas across Greater Sydney. 
St Leonards is recognised at state level as a strategic centre and health and education precinct, benefiting from 
strong transport connections and an established commercial office precinct.  

The Site is located within the St Leonards South Precinct and is identified as a suitable location for increased 
residential densities. Amendments to the planning controls and subsequent development of approximately 377 
units constitutes a strong positive economic impact, aligned with planning objectives of state and local government.  

Investment and Business Activity in Centres  

The Greater Sydney Region Plan and North District Plan recognise the need to increase economic activity and 
employment growth in strategic centres across Greater Sydney.  

The Greaton Proposal envisages approximately 377 dwellings on the Site, potentially accommodating 650 
residents. The residents will deliver positive economic impacts to the Lane Cove LGA from increased economic 
activity through dispersed jobs and additional household spending. 

This will support economic activity in the LGA through additional household expenditure at local retailers and 
businesses (contributing to a total of 160 additional jobs). This assists in the sustainability and growth of centres 
and in particular would support Population-serving industry sectors.  

Economic modelling impacts estimated in Chapter 4 affirm that the Proposal has positive economic impacts, as 
demonstrated increased output and additional income and employment generated. 
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Objectives, Directions and Planning Priorities 

The Greaton Proposal responds to Greater Sydney Region Plan and North District Plan in a number of key areas: 

• Providing Housing Supply, Choice and Affordability 
While providing housing supply is a central tenet of the District Plan’s Liveability Direction, equally important 
are the issues of housing choice and housing affordability.  

Analysis of the socio-demographic characteristics in section 3.1 demonstrates that residents in the area 
immediately surrounding the Site and in the LGA have a very low mobility rate, many being long-term residents 
of the local area. Residents in the Precinct are also notably younger than the broader LGA and are mostly 
composed in family households. Although, couple families with no children have been observed to have 
increased in proportion over the recent census period, coinciding with completion of the new apartments on 
Duntroon Avenue.  

The Greaton Proposal will deliver further housing supply and provide a diversity of choice in a location 
proximate to a strategic centre, employment and services and rail infrastructure. 

• Investment and Business Activity in Centres 
Residential growth will result in growing economic activity in the LGA and St Leonards strategic centre by 
increasing the pool of expenditure available for spend at local businesses. This affirms the objective of growing 
investment and business activity in centres. Increase in residential capacity within walking distance not only 
results in a good liveability outcome, it assists with the sustainability and vibrancy of the centre.  

New residents on the Site are estimated to support economic activity (not just on-site but in the St Leonards 
strategic centre and in the Lane Cove LGA), indicated by additional output generation and contribution to GRP, 
additional incomes and salaries to households and total employment supported.     

5.4 SUMMARY 
The Greaton Proposal demonstrates alignment with the objectives and aspirations of state planning policy: 

• Greater Sydney Region Plan. 

• North District Plan.  

Land that is close to existing employment centres and public transport networks is scarce and valuable. As cities 
grow there is commensurate pressure on scarce lands to be developed for a variety of uses. The benefits of 
enabling more intensive use of land which is a finite asset are therefore obvious.  

In the case of the Greaton Proposal, local and state government policy have identified the St Leonards South 
Precinct as suitable for higher density residential uses given its proximity to jobs, services and transport 
infrastructure. 

It is an unfortunate reality that despite an increase to FSR controls, some landowners will still not sell their sites to 
developers seeking to consolidate a development site. It therefore becomes necessary for planning authorities to 
adopt a flexible approach to delivery of development and infrastructure.  

The Greaton Proposal envisages a departure from Planning Proposal 25, specifically proposing a smaller 
amalgamation block in the East Quarter of the Site (Area 18, 19, 20). While this would result in development on a 
smaller site than nominated by Council, the spirit and intent of the provision of public benefit is preserved through 
the provision of an east-west pedestrian link within the Site.  

Economic modelling in Chapter 4 shows that additional household expenditure from new residents on the Site 
results in higher levels of economic activity through the direct and flow-on impacts associated (per annum): 

• $34.8 million additional in output (including $14.8 million in direct activity). 

• $19.9 million additional contribution to Gross Regional Product (including $9.1 million in direct activity) 

• $10.8 million additional in incomes and salaries paid to households. 

• 160 FTE jobs (including 83 direct employees). 
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APPENDIX A: INPUT-OUTPUT METHODOLOGY  
INPUT-OUTPUT MODEL OVERVIEW 
Input-Output analysis demonstrates inter-industry relationships in an economy, depicting how the output of one 
industry is purchased by other industries, households, the government and external parties (i.e. exports), as well 
as expenditure on other factors of production such as labour, capital and imports. Input-Output analysis shows the 
direct and indirect (flow-on) effects of one sector on other sectors and the general economy. As such, Input-Output 
modelling can be used to demonstrate the economic contribution of a sector on the overall economy and how much 
the economy relies on this sector or to examine a change in final demand of any one sector and the resultant 
change in activity of its supporting sectors.  

The economic contribution can be traced through the economic system via: 

• Direct impacts, which are the first round of effects from direct operational expenditure on goods and services. 
• Flow-on impacts, which comprise the second and subsequent round effects of increased purchases by 

suppliers in response to increased sales. Flow-on impacts can be disaggregated to: 
• Industry Support Effects (Type I), which represent the production induced support activity as a result of 

additional expenditure by the industry experiencing the stimulus on goods and services in the intermediate 
usage quadrant, and subsequent round effects of increased purchases by suppliers in response to increased 
sales. 

• Household Consumption Effects (Type II), which represent the consumption induced activity from additional 
household expenditure on goods and services resulting from additional wages and salaries being paid within 
the economic system. 

These effects can be identified through the examination of four types of impacts: 

• Output: Refers to the gross value of goods and services transacted, including the costs of goods and services 
used in the development and provision of the final product. Output typically overstates the economic impacts 
as it counts all goods and services used in one stage of production as an input to later stages of production, 
hence counting their contribution more than once. 

• Gross Product: Refers to the value of refers to the value of output after deducting the cost of goods and 
services inputs in the production process. Gross product (e.g. Gross Regional Product) defines a true net 
economic contribution and is subsequently the preferred measure for assessing economic impacts. 

• Income: Measures the level of wages and salaries paid to employees of the industry under consideration and 
to other industries benefiting from the project. 

• Employment: Refers to the part-time and full-time employment positions generated by the economic shock, 
both directly and indirectly through flow-on activity, and is expressed in terms of full-time equivalent (FTE) 
positions. 

Input-Output multipliers can be derived from open (Type I) Input-Output models or closed (Type II) models. 
Open models show the direct effects of spending in a particular industry as well as the indirect or flow-on 
(industrial support) effects of additional activities undertaken by industries increasing their activity in response 
to the direct spending.  

Closed models re-circulate the labour income earned as a result of the initial spending through other industry 
and commodity groups to estimate consumption induced effects (or impacts from increased household 
consumption). 
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MODEL DEVELOPMENT 

Multipliers used in this assessment are derived from sub-regional transaction tables developed specifically for this 
project. The process of developing a sub-regional transaction table involves developing regional estimates of gross 
production and purchasing patterns based on a parent table, in this case, the 2014-15 Australian transaction table 
(ABS, 2017b).  

Estimates of gross production (by industry) in the Catchment Area were developed based on the percent 
contribution to employment (by place of work) of the Catchment Area to the Australian economy (ABS 2012, 2017a), 
and applied to Australian gross output identified in the 2014-15 Australian table.  

Industry purchasing patterns within the Catchment Area were estimated using a process of cross-industry location 
quotients and demand-supply pool production functions as described in West (1993).  

Where appropriate, values were rebased from 2014-15 (as used in the Australian national IO transaction tables) to 
current values using the Consumer Price Index (ABS, 2017c). 

MODELLING ASSUMPTIONS 
The key assumptions and limitations of Input-Output analysis include: 

• Lack of supply-side constraints: The most significant limitation of economic impact analysis using Input-
Output multipliers is the implicit assumption that the economy has no supply-side constraints, so the supply of 
each good is perfectly elastic. That is, it is assumed that extra output can be produced in one area without 
taking resources away from other activities, thus overstating economic impacts. The actual impact is likely to 
be dependent on the extent to which the economy is operating at or near capacity.  

• Fixed prices: Constraints on the availability of inputs, such as skilled labour, require prices to act as a rationing 
device. In assessments using Input-Output multipliers, where factors of production are assumed to be limitless, 
this rationing response is assumed not to occur. The system is in equilibrium at given prices, and prices are 
assumed to be unaffected by policy and any crowding out effects are not captured. This is not the case in an 
economic system subject to external influences. 

• Fixed ratios for intermediate inputs and production (linear production function): Economic impact 
analysis using Input-Output multipliers implicitly assumes that there is a fixed input structure in each industry 
and fixed ratios for production. That is, the input function is generally assumed linear and homogenous of 
degree one (which implies constant returns to scale and no substitution between inputs). As such, impact 
analysis using Input-Output multipliers can be seen to describe average effects, not marginal effects. For 
example, increased demand for a product is assumed to imply an equal increase in production for that product. 
In reality, however, it may be more efficient to increase imports or divert some exports to local consumption 
rather than increasing local production by the full amount. Further, it is assumed each commodity (or group of 
commodities) is supplied by a single industry or sector of production. This implies there is only one method 
used to produce each commodity and that each sector has only one primary output. 

• No allowance for economies of scope: The total effect of carrying on several types of production is the sum 
of the separate effects. This rules out external economies and diseconomies and is known simply as the 
“additivity assumption”. This generally does not reflect real world operations. 

• No allowance for purchasers’ marginal responses to change: Economic impact analysis using multipliers 
assumes that households consume goods and services in exact proportions to their initial budget shares. For 
example, the household budget share of some goods might increase as household income increases. This 
equally applies to industrial consumption of intermediate inputs and factors of production. 

• Absence of budget constraints: Assessments of economic impacts using multipliers that consider 
consumption induced effects (type two multipliers) implicitly assume that household and government 
consumption is not subject to budget constraints. 

Despite these limitations, Input-Output techniques provide a solid approach for taking account of the inter-
relationships between the various sectors of the economy in the short-term and provide useful insight into the 
quantum of final demand for goods and services, both directly and indirectly, likely to be generated by a project. 
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HOUSEHOLD EXPENDITURE SUPPORTED 
This section outlines the household expenditure that would be associated with dwellings in the Base Case and 
Proposal Case, and the potential economic activity supported. 

The household expenditure activity supported should not be combined with the impacts in the section above, as 
some of these impacts are likely to have already been captured in the assessment (e.g. some household 
expenditure is expected to be spend on the dispersed jobs locating on-site).  

This section is to understand specific economic activity supported in Lane Cove LGA through household 
expenditure as its own separate analysis. 

Household Expenditure 

The ABS Household Expenditure Survey (ABS, 2017e) was used to identify the proportion of weekly household 
incomes that is spent across expenditure items. This was then applied to average weekly household incomes in 
Lane Cove LGA as outlined in the 2016 Census of Population and Housing (ABS, 2017a), annualised and allocated 
into their respective ANZSIC industries. The breakdown to ANZSIC industries was developed based on 
assumptions by AEC regarding the most appropriate ANZSIC industries for each activity. 

Table A. 4 and Table A. 5 show the household expenditure estimates for the Lane Cove LGA for the Base Case 
and the Proposal Case. 
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